BOSTON 

PUBLIC 

LIBRARY 


r 


n 


FIRST  REUSE  APPRAISAL  OF  CASTLE  SQUARE 
SOUTH  END  RENEWAL  AREA 
BOSTON,  MASSACHUSETTS 
FOR  BOSTON  REDEVELOPMENT  AUTHORITY 

AS  OF  MARCH  16,  1964 
BY  FIELD  PAUL  MORGAN,  M.  A.  I.  ,  BOSTON 


r%  ?.  %>?:«-^^" 


\      %,     V 


CD 

E 

X 


< 
_J 
Q_ 

O 

CO 
O 
CL 
CO 


hi 

5  ^ 

q: 

^2 

< 

it 

3 
O 

II 

iij  a. 

c/) 

cc   o 
_j 

LlJ 

1 

=>  Q 

(/) 

-  o 

< 

ss 

o 

o  o 

to  ca 

Real  Estate  Appraiser 

45  Milk  Street 
Boston  9,  Massachusetts 


Ql^rttftrat^  nf  Haluattnn 


Field  PftUl  Morgan      hereby  certifies  that  upon  application  for  valuation  of 

Boston  Rede ve lop; v^nt  Authority 

Edward  j.  f-ogue.  Development  Administrator 

Boston,  tV'^ssachusctts 


he  has  personally  examined  the  following  described  property  known  as 

castle  vSquare  txiunded  by  Herald  Street,  Washington  Street, 
Dover  Su'eet  and  Treniont,  South  End  Renewal  Area,  Boston, 
Massachusetts 


and  is  of  the  opinion  that.  the  Fair  Value  as  defined  as  of  the 

sixteenth  day  of         March  A.  D.  ig  64  was 

%  50,000  for  Parcel  I  -  about  400,695  sq.ft. 
3,000  for  parcel  2  -  about  28,000  sq.ft. 
25a 000 for  Parcel  3  -  about  212, 000  sq.ft. 
4, 500 for  Parcels  5  &  4  -  about  30,000  sq.ft. 

$307.500   -   Total  Fair  \^alue     ,  ,  , 

In  witness  whereof  Field  F&ui  Morgan  caused  these  presents  to  be 

signed  this    nineteenth        ^^y  (>t         March  ^-  ^-  ^Q  64 


Member  American  Institute  ojRettf^ftate  Appraisers 


This  Certificate  of  Valuation  includes  a  report  of      J  '-    pages  attached  hereto  and  made  a  part  hereof. 


F.      PAUL     MORGAN 

45     MILK    STREET 
BOSTON 


Mr.  James  Drought 

Assistant  Administrator  for  Development 

Boston  Redevelopment  Authority 

City  Kail  Annex 

Boston  8,  Massachusetts 

Reuse  /appraisal  -  Boston  -  x"v-56  -  Castle  Square 

Dear  Mr,  Drought: 

In  accordance  with  the  coiitract  between  the  Boston  Redevelopment 
Authority  and  F.  Paul  Morgan,  appraiser  for  the  Reuse  Appraisal  of  the 
Castle  Square  Project,  South  End,  Boston,  Massachusetts,  as  amended  as 
to  extension  of  time  to  April  1,  1964  in  accordance  v/ith  your  letter  of 
February  17,  1964,  I  submit  herewith,  Reuse  Appraisal  in  conformity  with 
said  contract  and  incorporate  herewith  a  summary  of  the  principal  findings, 
conclusions  and  suggestions  as  well  as  my  estimates  of  the  value  of  each  of 
the  sites  for  use  in  accordance  with  the  most  recently  revised  land  use  plan 
for  Castle  Square  as  recommended  by  the  Boston  Redevelopment  Authority. 

The  enclosed  report  is  submitted  in  ten  copies  as  requested  in  con- 
tract. 

Sincerely  yours, 


Field  Paul  Morgan,  Mi^.i< 


SUM^4ARY  OF  PFJNCIPAL  FINDINGS 

The  Castle  Squarfe  Project  lias  been  appmtaed  In  two  major 
sections. 

Tbe  first  section  or  area  comprises  all  of  the  land  bounded 
by  Herald  Street  on  the  north,  Shawrnut  Avenue  on  the  east,  Dover  Street 
on  the  south  and  Trensont  Street  on  the  west. 

In  this  ttrat  major  area,  the  larel  is  assigned  in  three 
categories:   S^rcels  i,  2,  and  6. 

Pftrcsl  I  coifiprisss  about  400,693)  sf. 

and  is  the  total  area  in  three  subdivisions. 

Parce!  2  has  an  area  of  about  28,000  Isf. 

with  frontage  on  Tremiont  Str<?et. 

Barcel  6  is  public  qpen  space  for  rights-of-way  and 
parking  us^e  ^nd  not  valued. 

The  second  major  section  in  tlie  Oatie  Square  Project 
is  tjourKled  by  Herald  Street  on  the  north,  Washington  Street  on  the 
east,  Dover  Street  cm  the  south  and  Shawmut  Avenue  on  the  west.    In 
this  area  are  two  basic  sul^divisions: 

Hie  lar^r,  ehmfn  as  parcel  3,  comprises  a  net  area 
for  rsdevelopBient  df  about  196, 32q  sf, 

TixiB  net  area  arises  froin  the  Eduction  of  13,680  gq.  ft.  in  an  oblig- 
atory set-back  from  Washington  3tre*st  of  16'  (length  -  980')  which  is 
so  excliided  due  to  its  being  subtect  to  reversion  to  the  City  for  street 
widening  (possible  future  widening  of  Washington  Street).    This  set-back 
area  may,  however,  be  used  subject  to  such  restriction  for  an 
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indatenyjinate  period. 

ITiis  arm  in  BarceJ  3  comprising  8et-back»  as  above.ie  15,680  sf. 

In  this  aticond  v^iajor  area  were  parcels  4  ji  5,  the  inten- 
ded use  of  which  is  for  expansion  oC  the  Holy  Trinity  Church.  Parcel 
4  cornprisea  atxxii  22,000  jf. 

and  has  a  frontage  of  about  130'  on  the  aoutiieasterly  side  of  Sliawmut 
\v©mie.    It  is  irregularly  shapol  with  a  dcjfSh  of  about  160'  and  is 
situated  between  the  Holy  Trinity  C3iurch  on  the  southwest  and  tl^ 
Glla>an  Broe.  Drug  Co.  building  to  the  northeast  which  ia  an  excluded 
parcel. 

Also,  in  this  second  area  is  f^rcei  5  which  is  a  raetaag- 
ular  lot  with  about  50'  frontag©  on  Shawmut  Avenue,  a  depth  of  alxjui 
160',  and  it  contained  ahout  8,000  sf. 

This  parcel  abuts  the  Trinity  Church  property  to  the  eoutliwest. 

The  total  area  of  land  in  Creels  i, 2. 3. 4,  &  5  ia  Skbout  670, 693  sf . 


TABLE  OF  CONTENTS 

ITEM  PAGE  KG. 

Purpose 1 

Value  Definition - 1 

Neishborhocd - - 2 

Project  Area 5 

Zoning 8 

Topographical  Plan - -- 9 

Land  Use  Provisions  by  Local  Public  Agency - --  10 

Exhibit  D r U 

Parcel  1 - —  -- H 

Major  Objectives U 

Land  Use  Controls - - 12 

Rent  Schedules  -- --- 14 

Parcels 15 

K4ajor  Objectives 15 

Land  Use  Controls 16 

Odier  Conditions  to  V/hich  Reuse  Developer  shall 

Conform  re  FHA - - -  19 

Principal  Findings    - ^^ 

Marketability " "  22 

Local  Real  Estate  Activity - 22 

Current  Demand  for  Similar  Sites 23 

Competitive  Properties  - 23 

Environment  of  tiie  Area 23 


TABLE  OF  CONT£-.NTS 


■  »»WWH»WMlW  WWH*I^|I| 


ITEM  PAGE  HO, 

Location  witli  tespsct  to  CtommoaJty ' - 23 

Conclusico!  a«  to  Use  of  Sifcea- *--« 24 

Best  and  Most  Proftmtole  Um  oi  Land 24 

Identification  of  Site  Clearance  Work  hy  Developer --  25 

How  ObUgatioRS  (n<pOisad  Affect  UtUizfttion  ^  Marketability  25 

AvaiiaMltty  of  Mortgages  Fiaaincing  tot  Private  Redewiopmeot  26 

Parcel  I - -  27 

Valuation  Procedure --.-- .-  27 

x^pptalM}  AaBmup^iomt'- • -  29 

Coiiiparable  Sates------ - * — - —  30 

Comparabi^  Sales  Analysis- • $5 

Valuation  Sumrmry  Bi reels  I  And  2'—-- - 38 

Rircei3 - - 40 

Description—- -^ * *--—.-  40 

Valuation  Procedure— * ~ - 4i 

Comparable  Saiea-- — - >---. --.  42 

Fair  JVIarket  Value ■■  — - -  — - 45 

Pirc&l4 - " - .-....-  43a 

Description———  —  -- 43a 

Major  Deaig^  Objectives — ••«••.. — .-- 45a 

Parcel  5-- - — -  *5d 

Description *--- ...*->..- 454 

Valuation  Frot:edtir« — 43e 

Valuation  -  £^rcai  4 * 45! 

Valmtion  -  Parcel  5------- - 43g 


A  nno  A  irrn 


Continued: 

Attendantand  Limiting  Conditions — -..— 45 

Quaiificationa-- - -- 47 


A  ODD  A  ICCD 


PURPOSH 
The  purpose  of  tills  reuse  appraisal  is  to  perform  ail  the  r.- 
vices  provided  under  coiitract  by  and  between  the  Boston  Redevelopment  Authority 
referred  to  as  the  "Local  Public  Agency,  "  a  public  body  politic  and  corporate  of 
the  City  of  Boston,  Comnionvvealtli  of  Massachusetts,  and  F.  Paul  Morgan,  an 
individual  of  iBoston,  Massachusetts  hereinafter  referred  to  as  the  "Appraiser,  '* 
in  connection  v/ith  and  respecting  a  portion  of  die  South  End  Renewal  Area  knoivn 
as  Castle  Square,  situated  in  tlie  City  of  Boston,  Massachusetts  and  defined  on 
key  map  prepared  by  the  Authority.    Tl:e  Project  is  known  as  Boston  R.-56,  and 
the  aforementioned  contract  is  entitled  "First  Reuse  Appraisal  Cc«tract.  " 

VALUE  DHFINITIGN 


"Fair  Value"  as  estimated  herein  for    Parcels  one  and  two        as  des- 
cribed in  "Land  Use  Plan",  has  been  estimated  in  accordance  wiCa  die  conditions 
set  forth  in  "Definition  of  Fair  Value"  irxorporated  in  Local  Public  Agency  letter 
#247  dated  August  8,  1962.    Iliis  definition  is  as  follovs: 

"The  Fair  Value  of  project  property  under  Section  107  (b)  is  maximum 
price  that  v/ould  be  paid  for  the  property  hy  a  well  informed,  prudently  acting 
buyer  v/ho  is  motivated  solely  by  the  objective  of  meeting  housing  needs  of 
moderate  income  families,  radier  than  by  profit  or  gain,  and  who  is  not  con- 
trolled nor  directed,  or  influenced  in  his  deciiJions,  by  persons  or  firms  seeking 
to  derive  profit  or  gain  from  the  undertaldng.  " 

The  concepts  implied  by  the  definition  as  incorporated  in  the  Lx)cal  Public 
Agency  letter  #247  have  also  been  considered  and  observed. 

Since  no  moderate  rental  housing  is  involved  with  Parcel  3,  the  value  reported 
is  "Fair  Marlcet  Value"  according  to  the  usual  concept  subject  to  L?A  conditLona. 


Tho  Site  under  analysis  and  apr^:ilsamGT>^,  altiKi tad  soutlj  of  tha  central 
biisiness  diserlct  ard  commerciai  nrca  of  the  Cizy  of  Bqsscsj,  is  In  the  aoriiicriy 

Considorabk?  econGirsic,  social  and  oihnic  chnngss  have  occurred  hero  ovisr  tho 
vsisz  SO'TS  years,    E«sii3eiiXial,  commcrcisl  obo.  industrial  biiildlags  iii  this  4>ul>- 
stuBtlaliy  IjuIIs  iip  4istdcs  Iiave  undergcsse  rnajor  physical  dcterlora£i<m  v±lch, 
along,  With  losses  Is  value  fs'om  •nj^crlc^sal  :'iqi;3  ecoi^omic  ol^solescencs,  i?s.vs 
brou^fat  about  f  ransiticna!  domrioraticn  Y^/lth  tho  restils  tims  fe>r  nmsiy  years , 

i 

ThsHorti-Soatli.HighvjayArtoriejSv  Wsf^ngsoa  Stress,  Shciwmut  As«22iue  ;; 
am  Treinont  Screes  afford  bx^^ay  accessibility  i^twocn  the  Souta  Eixl  and 
Central  Boston.    11:10  aordseriy  portions  of  the  Sousli  End.  and  tlie  Projea  Area; 
also  have  tlse  advansa^s  ol  walkiDg  distaj^cs  accessibiiiey  to  the  Uptovoi  Distri^u: 
of  Boscon. 

\Vlm  subssGuds^rd  hcnxsing  sik^  reoraing  liouses  predominating  m  th^  area, 
I  the  tatnUy  mcomo  Irt  the  Souds  End  is  among  ts^G  lowest  ot&ny  diatria  in  the    . 
!  City  of  Boston, 

Ths  aeighbodioods  ixBnii^diaeely  to  the  bdusb  aiid  west  are  generally, 
coiiioaraMe  to  tha  characteristics  orsl^e  ?roj0ct  Area,  aiJhough  to  tl^a  west 


betv/een  the  Projec:  Area  and  the  Uptown  District  which  comprises  both  com- 
mercial and  housing  situated  b^ween  tl^e  Project  Area  and  the  offico  building 
and  con:inierclal  Uptav/n  DlGtrict,  rehabilitation  aid  redevelopmea:  ia  those 
properties  whsrs  necessary,  czri  result  in  worthwhile  neighborhood  improve- 
iTiSr.t  %'h:ch  v;iil  reflect  tlie  advantage  of  redevelopip.ents  in  tl:e  Project  Area. 

Tlia  Project  Area  is  bounded  by  Herald  Street  and  the  Turnpike  E;cteiisioa 
on  the  north,  Tremont  Street  on  the  west,  Dover  Street  on  the  south-  and 
Washington  Street  on  the  east. 

Nortli  of  Herald  Street  and  the  Turnpike  Extension  extending  to  Stuart 
and  ICneeland  Streets  is  an  area  which  is  under;:^oina-  redeveloDment  for  a 
hospital  center.    It  is  presently  generally  commercial  v/!th  second  and  third 
grade  retail  occupancies  on  the  street  floors  of  tl-:e  main  streets,  i.e. , 
Washington  s-nd  Tremont  while  on  side  sti-eets  are  remodelled  apartments  and 
rooming  houses.    On  Tremont  Street  bet\;/een  Broadv/sy  and  Boylston  Street, 
are  several  theatres,  principslly  iTiOtion  pictures,  restaurants  s.nd  retail. 

Bus  service  is  available  on  Tremont  Street  betv/een  Central  Boston  and 
the  South  End. 

Hast  of  the  Project  Area  is  the  New  York  Streets  Industrial  Froject, 
Boston's  first  Urban  Redevelopment  Project.    Some  retail  uses  are  found  at 
the  intersection  of  Washington  and  Dover  Streets.    To  die  west  on  Tremont 
Street  and  Appleton  Street  to  Barlceley  Street,  as  Vv-ell  as  on  Chandler  Street 
v/hich  abuts  the  New  Haven  and  ExpressV;'ay  extension  rfo-ht-of-way,  land  uses 
are  generally  commercial  v/ith  poor  grade  retail  on  Trem.ont  Street. 

To  the  southv/est  of  Berkeley  Street,  on  Appleton  Street  and  Chandler 
Street,  ra-v  housing  predominates. 

South  of  the  Froject  Area,  land  uses  are  comparable  to  those  found  in 


the  Project  Area  for  a  distance  of  several  blocks.    Poor  grade  retail  on 
Treincnt  Street  is  largely  in  remodelled  street  floors  In  ti^ree  and  four-story 
brick  buildings  containing  tenement  and  rooming  houses  on  upper  floors .    The 
age  of  these  improvenientG  is  estirnaica  at  60-75  years.    The  condition  aiid 
appearance  of  many  of  the  structures  oa  the  side  streets  between  Trernont 
and  Sha-i^'mut  Avenue  are  such  as  to  indicate  opportunities  for  rehabilitation. 

At  the  intersection  cf  Trerncnt  Street  v/ith  Berkeley  and  Clarenvdon 
Street  one  finds  the  wholesale  fla.vex  market  of  tlis  city.    On  Jv4ontgomery  Street 
there  Is  a  modern  brick  public  schODl.    Berkeley  Street,  west  of  Tremcnt  Street, 
is  generally  corrjrnercial  to  Columbus  Avenue,  exceptions  being  the  modern 

YWCA  building,  the  ?r^..... Institute,  a  Boston  Technical  Educational  Facility 

and  a  Boston  Police  Station  at  the  corner  of  Berkeley  and  V/arren  Avenue. 

Cn  Warren  Avenue  fro;:n  Serkeiey  to  and  b33'Dnd  Clarendon  Street  are 
several  other  wholesale  florist  estiiblishments.    At  the  comer  of  Berkeley  aiid 
Clarendon  Streets  is  the  Hotel  Diplomat  while  on  the  opposite  corner  nearest 
the  Expressway  is  the  large  Morgan  Memoriai  Goodwill  Industries  buildings. 

Beyond  Dover  Street  to  the  south,  second  and  third  rats  commercial  uses 
predominate  on  Washington  Street  while  immediately  to  the  east,  land  uses  are  ' 
principally  industrial  and  commercial  in  older  buildings,  large  multi-storied 
with  an  adniixture  of  poor  quality  residential. 


PROJEGTARnA 

Tho  CaetiD  Squarie  Project  Area,  about  o-io  mile  sGUiii  of  th2  Oc-ntrai 
Boa:oi2  Retail  Censor  at  Washiagscsi  ajad  Winter  Streets,  is  kjunded  on  me  nonh 
by  Herald  Street  which  abacs  the  N^w  liaven  Edgioo  &  Albany  Railroad  Right-of- 
Vvay  am  the  Massachuscjts  Turnpiiii;  ;.-:<reasioD,  on  the  ea££  by  WaGhington 
Stre<;?t,  cu  the:  south  by  Dovor  Strcei:  arid  oi  the  west  by  Treraoat  Street. 

According  to  ths-  xnc>Bt  receDtly  revised  disposition  pian  of  January  31, 
1964,  the  Project  Area  is  divided  into  three  parcels, 

Parceiti  I  and  2  are  boundc^d  by  Herald  S£rei?i  oa  the  north,  by  Shawmat 
Ave:riue  en  the  es.st,  by  Dover  Street  on  rhe  south  a^id  by  Trcir:ont  Street  on  the 

3Q,fc. ,  appros:imately  28/300  sq.ft.  in  Parcel  .<  is  to  be  sold  for  deveiopmcut: 

for  Housing  for  tbs  Elderly,  presiirzuibly  by  thcs  BoBicn  Hcusing  Autliority. 

Approjdmatciy  246,505  so.fc,  will  bs  m  sEreess  and  rights-of-way  and 
will  bo  OWI1SC3  by  tfe  City  of  Bos-ton,  but  vdU  be  availablo  in  part  &>r  mrldng 
spaces  for  tsisaBts  in  housing  to  he  built  on  I'arcei  i  in  mliiilnient  gi  xha  condi- 
ticna  essaUlshccl  by  the  Auihority  ana  for  setback  requlremsnts. 

The  remainder  or  about  400, 695  sq.  It.  wiU  be  reserved  for  disposition 
for  devciopiiiiJnt  -br  moderate  income  housiiig,  for  Ciijnmerclai  development  to 
:&l4ill  the  needs  lor  retail  service  establiGlitnenes  by  the  occupants  In  the  pro- 
posed modcrat^D  Income  hou£;mg  deyohyp-r-^.  -^vA  by  the  nelgjiborhocd,  ctnd  for 
a  p:irking  facility  eu|>pl0Tn£nxlng  psrkisig  spaces  provided  on  puliUciy  o^ned 
land  ill  i^ci.c^rdance  with  £ho  mmimum  acaridards  i>or  parking  ratios  as  eGtsbli£;li;;d 


by  th3  Au&orit)'. 

Following  deniolidon  and  grading;,  zha  prepared  cite  v/lii  be  at  the 
approximate  elevations  end  zt  the  grade  cf  the  streetc  which  border  Farcels  I 
and  2  as  chcv/n  on  topograp!:ic.£l  plan  incorporated  herein. 

Farce!  3  Is  V7i:hin  th^t  area  boi:r:ded  by  Kerald  Street  on  the  North, 
Washington  Street  on  tlis  East,  Dover  Street  on  the  Soutli  and  Shav/mut  Avenue 
on  the  West  and  comprioee  sa  area  of  about  212,000  sq.  ft. 

Eiidided  in  this  computation  are  certain  lots  on  Shawir.ut  Avenue, 
namely,  the  land  at  &e  corner  of  Herald  Street  where  aii   industrial  building 
leased  to  Gilman  Bros,  is  siruatsd  and  three  lots  in  Shawrrrut  Avenue,  the 
middle  one  of  which  is  the  Holy  Trinity  Church  property  and  the  other  two  are 
reserved  for  church  eripansion  and  church  parkirxg. 

Ilie  effective  area  of  Parcel  3  available  for  disposition  is  represented 
by  212, ceo  sq.  ft.  less  the  area  In  the  15'  ob!i;^atory  setback  for  the  entire 
frontage  on  Washington  Street  of  about  9S0  ft,  or  about  15, 6S0  sq.  ft.    This 
setback  land  is  to  revert  to  the  Ci!;y  in  the  event  a  Washington  Street  widening 
occurs.    Net  area  for  redevelopment  therefore  v/as  computed  at  196,320  sq.  ft. 

All  utilities,  i.e, ,  electricity,  gas,- water,  storm  and  sanitary  sewer 
are  in  the  streets  bordering  Parcels  1  and  2  and  will  be  available  to  tlie  de-/elopers 
An  easement  extends  throu^'i  parcel  1  from  Trenioat  Street  to  Shav/mut  Avenue. 
However,  the  valuation  herein  estimated  is  predicated  upon  the  assumption  that 
die  presence  of  this  easement  will  not  niaterially  i^itarfere  v/ith  the  carryir.g 
out  of  the  development  on  Parcel  1  in  accordance  with  the  recommendations  of 

Subsoil  Gonditicns 

All  of  the  land  m  Parcels  1  and  2  was  at  one  time  in  water  and  as  part  of 


t:':e  570  ^cres  in  the  Back  Scij  was  filled  and  iniproyscl  principally  bscwesa  the 
yeais  1856  to  1894.    Included  in.  this  report  is  a  plan  of  &£  area  chewing  iip.Q 
boundaries  of  tlie  filied  arev^. 

T^e  value  herein  ectiiiiaEed  has  taken  into  consideration  the  fact  that 
additioni:!  enpcnse  wili  i;e  fccurred  by  a  developer  for  footings  and  presuniabiy 
for  piling. 

Soriiigs  data  was  exaniiiisd  from  material  furnished  by-Jie  Boston 
RedovelcDip^nt  Audiorih'-.    Plans  and  infcrmation  as  to  CTOtind  v/ater  level 
survey  v/ere  obtained ix-m  the  City  of  Eoston-Sviilding  E^epartnient  and  borings 
data  of  the  Greater  Boston,  Boston  Peninsula  from  the  Journal  of  the  Boston 
Society  of  Civil  Engineers.    Also  borings  data  was  obtained  from  work  per- 
formed on  the  site  of  the  present  Grayfcar  Electric  Ccmpnny  building  in  xr^^ 

New  York  Streets  Area  between  Washington  Street  and  Harrison  Avenue,  from 

« 

fiiiliwy  Ckil'^   -rtiwi.  iOilj      V_it_/US» «  i  liiij^   Oi..-Ai    i_,ii^il.wwi^)      %^-     Oitiii..i7i  iLW ^j^  J      i.VXUiS'JCi.wliuJ'-'  —  H.**. 


ZONING 

All  of  the  land  in  the  appraised  Project  Area  is  located  in  a  B-i55  zone. 

lliis  zoning  psrmits  die  use  of  the  improvements  for  general  business 
and  residential  purposes  as  well  as  for  cert-^iin  limited  industrial  uses. 

Bnildiags  muBZ  be  ccnsti-uctad  according  to  the  Building  Code  of  the 
City  cf  Boston  with  a  ir.avlmui'n  bulk  equal  to  tl?.8  area  of  the  land  multiplied 
by  155. 

Under  d?:e  Lend  Use  Program  for  this  site  as  proposed  by  the  Boston 
Fvedeveicpment  Authority,  the  rnQ-Yj.raurn  LMiiiding  helglit  will  be  seven  stories. 

Tlie  development  program  fc>r  Farcels  I  and  2  specifies  land  uses  for 
housing,  on-site  parMng  and  coiTimercia!  and  for  Parcel  3,  light  manufacturins 
and  commercial. 

Tliese  uses  are  corrzpatible  with  ths  existing  scning  code.    Furthermore, 
die  EoQioii  Redevelopment  Authority  has  loeen  granted  ^jjicq  latitude  in  matters 
of  zoning,  v/hich  would  permit  its  projects  to  go  forvvsrd  in  accordance  with 
Its  determined  use  objectives. 


EXISTING     ZONING    AND     CONTOURS  '  C.-.STLE    SQUARE    REDEVELOP.V.Ef^T  P?JOJECT 


PftOjfcCT     ARtA     30U^D.•.fiY     LINE 
LIKE    OF     EXISTING     STREETS 


iPpftOXlMATE       LINE     Or    EXIST- 
ING      CONTOUR 

®Eu£Vi.TiOM     IN     FEET     ABOVE 
.  STAtOARO       BOSTON     BENC^UAHK 

NOTE  -  EXISTING    ZONING   OP 
ENTIRE     PROJECT     AREA     IS 
B-155      (GENERAL      3US.NESS. 
ISClUO:NC     LlGiiT     MANL>pAC- 
Tua;NG.     IS3   FOOT    HEIGHT 
LtWIT.) 


(Lw**.'' 


BOSTON     REDEVELOPMENT    AUTHORITY 

CiTY     OF     BOSTON  SUFFOLK        COUNTY  MASSACHUSETTS 


ADVANCE     PLANNING    ASSOCIATES  -  consultants 

127     UT.    AUSURN     ST  CAUSRIDCE      33.     MASS. 


COMPLETED 


APPROVCO 


^ 


MAP    XO.CIO 


•00    nj    W    ^    to      O 


LAND  USE  PROVISIONS,  PLANNING  OBJECTIVES  AND  CmER 
REQuIREME>^TS  FOR  THh  DEVELOPMENT  OF  Ci^STLE 

SQUARE  DATED  Tc^^MUARY  3L  1964 


inasmuch  ao  the  conclusic:is  of  tne  reuse  value  of  these  Csisrlc  Square 
sites  hss  been  esriniated  subjecc  to  iha  condidons,  restrictSDns  and  require- 
ments established  by  the  Author iiy  co  which  any  reuse  developme-nt  must 
conforni  along  vvith  other  factors  herein  sut  forth,  the  principal  requirements 
for  the  improvements  on  the  sites  are  recited. 


w 


BXHMT  D 

LAND  USE  FR0VI3ICMS,  PLAIIN^' 
RECIJIRHMENTS  FOR  TMH  DSVEL: 


\/?AlcA 


::T!VES  AMD  OTHER 
0?  CASTLE  SOLIARH 


Tiis  principal  use  of  this  psrccl  sliali  bs  housing  to  bs  constructed  under 
tl'is  provisions  and  splri'c  of  Section  221  (d)  (3)  of  ths  F-2deral  program  for  housing 
incderare  income  familte^  displaced  by  governnisnral  action,    li  shall  meet  ths 
rent  Sjid  dwelliag  uiiit  d5.s£ribut.ion  provided  hsreia.    Appror'jimately  500  units  of 
221  (d)  (3)  housing  shsll  ba  providad  and  local  shopping  may  be  provided  at  ground  j 
leveL 

L    Tlio  devi^lcoment  shall  be  comnatible  wim  erdsti?!^  row  hoiisln^^  in  me 
South  Hnd  and  shall  be  related  to  sha  conimunity  of  -which  it  is  a  part.    High  rise 
buildings  shall  be  designed  v^'idi  a  resp3ct  for  fiie  human  scale  of  the  original 
Scutli  End  community. 

2.  A  ma^drnu^i  aum'c'sr  of  ths  larger  sx^e  rhvalllng  units  in  tlis  lov/  rise 
structures  shall  have  accesc  to  private -ouKlopr  space  eltlier  on  the  ground  or 

en  tjalconlss. 

3.  Adequate  recreation  areas  for  small  children  and  landscaped  sitting 
areas  for  adults  for  use  of  residents  shall  be  provided. 

4.  Convenient  vehicular  access  shall  be  pro'/idea  to  the  housing.    Tlie 
number  of  curb  cuts  ia  Ireraont  Street,  Dover  Street,  and  Shawmut  Avenue  saall 
1:^  held  to  a  rniaimam. 

5.  Local  shopping  shall  be  designed  to  produce  an,  attractive  street 
faciiie  botii  TYemont  Street  and  sIk;  nev/  h:::!m:iix^  oa  the  interim 


;,v.'-.     '^i 


Vse  of  arcades  and  small  shopping  courts  U  encouraged.    Hoof  of  tho  shopping 
space  shall  te  attractive  to  the  viev/  and  should  he  made  available  to  the  residents 

for  Epprcpriate  recreations!  use. 

6,    Any  parkiijg  strucuire  shall  be  desi^r.ed  to  bs  compatible  with  otiier 

l./4<j^«.v^..«.I^'ui    v^*.    L^a*^     ^••-•^  L/'wA.  • 

LAND  USE  CONTROLS 

Pcrniiued  Uses 

Ho:is!ng  and  related  public  and  semi-public  uses  2ncludm3  parking. 
Local  sncpplng  and  related  uses  may  be  developed  along  Tremont  Street  in-- 

*^-"-"'— o  i ' — ^* 

Numher,  St^e-and  Dictrlbution  of  Urutg 

Appro^dniately  530  units  of  221  (d)  (3)  ha:!3ing  units  shall  b3  provided. 
No  more  dian  SCO  of  these  units  mey  be  in  elevator  structures.    Tae  e7J3,ct 
nuTnbex,  size  and  distrxbutior^  of  dwelling  units  shsll  be  submitted  to  the  BRA 
for  approval. 

Housing  aloBg  Tremont  Street  may  be  provided  lit  elevator  buildings,  a 
maximum  of  seven  stories  hi^.    The  balance  of  Hie  221  (d)  (S)  housing  units 
must  be  in  bjild^-ncra  tvVO  to  four  stories  bi^zh.    Hiese  must  provide  a  maximom 
m:iiTiber  of  individiial  entries  lo  units. 

The  local  shcpping  space  shall  bs  one  story  higli  and  integrated  with  the 
hoi^sing  slong  Tremont  Street. 

Any  parking  structure  shall  be  no  more  than  three  stories  high  (SO  foet 
from  grade  to  toi^  parking  level). 

Sstback 


lie  setback  along  Dover  Street  shall  be  20  feet  from  the  public  right-cf  ■ 


Tl'yiy  « 


^^J.^-i•--■0    fwA    i-JU*    ■.^■.^*.    v^*— '»■- --    V^AV^J    Ai-v^^  v./w.*v, ..   ,.-  ^  •-.  v- ^. 


Sigj^s  shall  Ije  sui;;::ii%  mtc^;...-..-^  with  thi  architectural  design  of  t^ia 
commarciai  stnictiir^s  vi/Mch  disy  Id^sitiiy^   Ho  siga  ahsH  project  sIxjvo  tlie 
roof  of  tlss  commercial  s^uucii^e,.    Ho  f la  ;3hiris  or  s^rdzmted  ai^^s  sliSH  be  pc^r- 
mltted,    Tiie  ^iiiDu::s  qI  sur&ce  tor  tl^d  sig:m  and  sdv€:r£lsmg  abali  be  liniited 
to  eigh^  (8)  SQJiara  fse-;  pc;.;:  crie  .i,.;i.araG  |iO0)  squaira  fees  of  from  facs4e  siijrSice. 
of  the  cosamarcial  use.    ':;.       .     ,  d^sl:3?3;  locatlOi^  and  nomlssr  of  sigas  must  ba 


t^<t  ■ft'*?  "^"^  f  *'* 


MmimuiB  c^-.     -  ;  £:>r  Uic  ^2*  (v^  Co)  liouslng  of  OuS  car 

^^-  evf?^--'  t^>i'^»  i"ii^s  .  ,   ., .  ;7  tlic  !^:RA,    Tte  baianca  ol  parldag  spaces 

— ---  ^  ..  - 

for  &is  housix^  to  provide  one  space  sor  ead2  vmt  shall  l^e  tke  respciisibiiity  of 

tba  deyeioper  and  may  :^.^  _.. ..  „.-.... .:-...^  ^^ :-^-^-^    In  aclditlon  so  tm  paron-  for 

f5^..>  i-5'M'«!ir'^'--   ?£D'5''^'3  "?■•  ■--*  £!■-■  providoa  for  eadi  I  square 

foot  of  comm-:  -  •  •  ^ '  opcm,    ...  rcc!  for  conitmerciai  uses  may  be  pro- 

^idcid  m  T:iii-i:iic  parkmg  spsc..  .-^qulKed  to  ir^os  i^ia.parkiog  ^foqulrements  for 

hmsinz  u:; '        ■  iii  a  pirias-s  ••~ -'^-^^^    A<^iilm2}  r-'-'-'i^s  spaces  &>r  commer- 
cial, i:  •:■;.: :;:r:::u.  and  Snstitutioaa!  use  rrr^y  bo  provided  isi  a  parking  Ji^trucairc? 


V 


JC;*"  f^  **---0'i''..'^)r:  7^^- .':? 


Strest  Ghall  be  malntaln^sd.    Easemenis  for  utilities  shall  be  provided  by  the 
devsicper  for  nsv^  utility  linss.    Hlecrric  power  and  telephone  distribution  shall 
bs  undergn'cuiad.    Ea::oraonu3  shall  te  c^ccced  Sud  accDpt^d  by  &2  ?;ibUc  VVor::;^ 


The  rearal  schedule  iuclirding  heat  and  hot  water  for  tlis  residential  units 
ccnsiTi-cred  undor  Section  221  (d)  (3)  shall  bo: 

I  BE  2  DR  3  3R    '  .  4  £R 


s>/D/per  mo.  ^dD/p2r  mo.  .       $95/psr  mo.  ^lOo/psr  mo. 

Proidded  thzt  no  mere  th-sn  120  cf  the  one  and  K70  bedroom  units  in  die 
elevator  buildings  may  b3  Cifered  at  $10.  ..psr  rrkonfe  higlisr  rent  than  the  appro- 
priate rentals  listed  above. 

.   Site  pisns,  j^^.-...o  .......  ..,..-.., -w.—  .^...-^jlldings  and  byilding  specifics. tions 

plan,  far  the  development  of  recreational  areas  and  ether  cpan  spaces  asid 
designs  for  signs  shall  ^^  l;:  ,  revisvv  and  £:pprovui  of  the  liDston 

Redsvelopmsot  Audiority. 


'liie"  dsvslcpsr  .  .:rtake  the  deveicpment;  of  Parcel  1  inidsr  s  single 

mortgage  utilizing  the  .3  of  Sectic::!  221  (d)  (3)* 

1118  dsveic  . ._  .... ... ;  .  ..^s  xhmi  \%  of  con3tructlo:i  costs  to 

pro7ids  Etrset  furalaire,  sculpture,  pools,  or  otber  piiy^ical  amsnitieo  to  enhance 

ij 


.^'  .,  .  .■   -J 


The  princl^:;;!!  uso  oi  this  parcoi  chaii  be  for  light  maautaccuring.    Tais 

MsciuiJsC luring  procciises  sliould  Ix;  rsGCrictcd  eo  those  diat  are  relatively  noise- 
less, crforlsGS  and  smoS^lsBs. 

i.V'i/VJ'^i*.    iJy;_/Dj.Oi^    Oi-ijiiV_>  ii  vX^O 

ArchitectLaral  Unity 

k  is  Iiigl^ly  desirable  that  all  new  GCrucaires  constructed  en  this  site 
achie  v-e  a  high  level  of  archi:ectural  unity,    Tliis  msv  be  accomplished  through 
the  use  of  similar  materials,  rcof  heights,  roof  profiles,  scale  of  openings. 

It  is  dei3LraI)l3  to  locate  all  parkiiig  and  lending  s.i  an  inieniai  site  loca- 
tion 30  that  I^rKc;  coes  esiDSiisss  of  Darl:!;-:^^  and  pEvemenr  are  not  visible  from 
site  public  right-of-way.    This  is  particularly  important  o^  Saawmut  Avenue. 

j-\Ov-'i 

Roofs  shall  bo  cxganizod  so  that  ail  vents  and  chimneys  and  miy  other 
prqvoctions  are  architectursilly  or^anlssd  mzd  detailed  so  that  tl'iey  will  provide 
an  attractive  appearance  wa^n  yiswed  from  pedestrian  level  along  the  public 
right-of-vv'£iy  and  fio^  vjmda^jB  ox  high  buiidiags  in  the  vicinity. 

I/indscaping 

Trees  and  plint  moterxal  shall  he  s^dod  to  tho  site  in  appropriate  arecs 
and  apprcnjriste  airioiznts.    'This  Is  particularly  important  in  the  sress  along., 
':".:Ov7i7ius:  Avenue  cad  tliose  adjacout  to  toe  chiii'ch  porceis.    t'l^^T.zng  iini  attrac- 
tive fencinF  shall  he  tjrovidad  to  screen  parking -areas  from  the  view  of  adjacent 


housing  and  church  sites. 


Iz^Miig  shall  be  pxcvidorl  to  inspire  the  Ecifety  of  xhcsz  using  tl-e  park'ng 
lots  and  podeatrlan  paths  withia  the  parcel. .  !  ;;  fixtures  shall  he  shielded 

to  prew;nt  rfsre  to  motorists  and  pedestrland.    All  fixtures  shall  be  in  arcni- 
tecturai  harmony  v^ith  the  new  buildings  constructed  on  fee  sits. 


Light  laaniifacturing,  warehousing^  storage  (enclosed)  and  distributive 
uses;  retSil  except  siitcmobile,  trailer  park  or  scrap  yard;  eating  establishments; 
amuDoinont;  offices;  related  o^-otreot  parldng  and  loading. 

HeJi^rtit  and  BtiildinG;  Tyv^Q  ' 


Heiglit  shall  b:;;  Iliiiit^d  to  six  stories.    BuiIdini?^i::Shall  bs  designed 


CO 


compatible  v/it'i  the  adjacent  hc:::s:.rT  and  church  structures  and  landscaping  shall 
be  provided. 

Se.tb2.clz 

O 
None  required  on  H^irald  Street,  Dover  Street  or:3h£iwniut  Avenue  except 

that.  In  order  to  prevent  tr:iffic  har^sirds,  tlio  SRA  in  its  review  of  development 

prooosals  reax-  recuire  a  minimum  setback  at  traffic  intersections,  v/liich  set- 

I 

bade  shall  be  defined  as  s.  triangle  with  sides  of  20  feet-along  eech  intercectin^^ 
street.    A  16'  setback  is  required  from  the  Wasbingtca  Street  right-of-way. 
(This  sstb::ck  is  for  possible  future  viixieulng  of  Washington  Street.    No  damages 
will  be  paid  in  the  cv^.nt  of  taking  for  such  purpoees).    Floor  area  ratio:    6. 0, 

.-.  ,.,--_C-.-.-,.-,-..~   i>.-.  ,-?-.-•„,-,. 

One  on-site  splice  for  each  five  ^mploy^es  of  ladus trial  and  commercial 


r-ip-tr^      rvAiM        i^/^O/CAM 


APPRAISER 


r  one  B^:^ce  for  i^verv  fi'/e  i; 


...iy  Ofis  time  In  eating  establish: 


O^i-Sireet  Lcridin-r 


All  leading  bays  must  be  constructed  so  diat  no  on- street  maneuvering  is    I 
necesoary.    Access  t:)  lG::idia3  briys  sbail  b:;^  Umited  to  Washington  Street  and  ; 

Herald  Street.    Loading  bays  shall  be  providc:d  £3  required  by  the  applicable  I 


zoning  oraiiiance. 


Easements 


An  easeraent  for  existing  utilities  la  the  right-of-way  of  existing  Comptca   j! 
Street  shall  be  niaintainecl. 


Signs  shall  be  restricted  to  non-fl-:ir:hing  and  ncn -animated  types,  idevx 
tying  only  the  establish n:ient  ar  re  of  its  products.    All  signs  must  be  suitabH 

integrated  with  the  architectura!  design  of  the  otriiciv^re  which  they  Identify. 
No  sJc:n  shall  project  above  the  roo;^  of  the  structure  on  which  It  l3  mounted. 
No  Qi7n  shall  project  bevond  the  fzce  of  the  bisilding;  more  than  24  inches.    Sign 
surface  shall  be  Uiriltsd  to  eight  (8)  cquare  feet  per  one  hundred  (IGG)  square . 
feet  of  front  fac^ide  surface  - "  ''■-  ■'■'.  'rA  two  floors  m  that  cccnpancy  of  the  struc- 

Luxe      iJi--   C/*— I  — 3    wco-^tij     i'-- 

■i-rnriri-i'^J. '■ 


rece veiopment  proposa  ii 
Cevelopment 


iid  numly^r  of  signs  must  be  specified  in  ail 

.pproi'ea  Dy  tae  /■.ut.:ority.  ;■ 


The  developer  ehail  demote  not  less  ihan  1%  cf  c^D-truction  costs  to  pro- 
\^de  street  furniture,  cculptiira,  pools,  Inndscsping,  cr  other  phj-aical  amenities 
to  enhance  the  development. 


Site  plans,  plans  and  el  -i  buildings  and  building  specifications 


plan,  for  the  developineat  of  c;: 

to  design  review  and  approval  of  the  £03 ton  Redevelopnient  Authority. 


( 


OTHER  C0ND1T2C  :■  WHICH  ';  .^!J^H  DEVELOPER  SHALL 

CCNFORiX'l  RELA'IIMG  TO  : 


In  crcer  for  ±2  d^-^-elcpsr  to  mee.  .:ti  rent  rcqisirenients 

-.ic-ibliohed  by  mo  Autiiority  for  ths  i:v  ■  iOimcderate  income  liousin^ 

pOGs  of  providing  ^oucing,  and  i'e£ui::ted  as  xo  rents,  charges,  rats  of  return, 
and  operating  meuioda  in  ±3  manner  sat:l3f,:u;tory  to  HHHA.    In  the  subiectc^se, 
the  maxinium  mortgags  wliich  FHA  v/ili  approve  ^11!  be  90%  of  the  value  of  the 
i5ro-?ect  v/iie-n  developed  and  the  recevelo:c3r  Is  TDcrmttted  a  return  not  to  exceed 

Resitiils  which  the  redeveloper  sh^Il  charge  for  ths  housing  units  is  the 
project  are  limited  by  formula  estuiblishea  by  £h3  FHA  pursuant  to  ths  financing 
uncier  Oiio  seerion,  .-..-  ..^-;  (o;. 

For  mio  area,  for  £  crts-fcedrcom  unit,  me  msKlmum  income  for  tv/o 

persons  is  $6,000  which,  \7hen  ■; ..,.^i  by  60,  produces  a  ma3:lmum  permitted 

tant  of  $100  per  rnontSi  for  to^al  shelter  rent,  I.e. ,  heat,: hot  water,  gas  &nd 

electricity. 

Fcr  a  t??^0"bedroom  apartment,  the  total  permitted  income  for  three  or 
ipur  yarsons  is  $7200  which,  when  disrided  by  60,  produces  a  maximum  par- 
fitted  rent  of  $120  per  month  for  shelter  es  above  defined. 


r-\      n  A   I   !  I        i.   I  /^  n  /"*   A  K.  I 


APPRAISER 


For  £  three-b-d:;  .,:meat  hoi.. ^  -.  ......illy  of  3  to  6  perGonB,  ±-: 

■•naximiHB  income  of  SSSCO,  divided  by  60^  produces  a  mciicirLiiim  permitted 
.„-..-ltsr  rant  of  $I3G.  33  psr  i-cnth. 

For  a  fc;ir-todroDm  apartment,  .  .:urn  income  cf  s  fsmjiy  of 

^  s^  (•>  ^rf       t»y  ji.  ^  ' 

and  electricity,  is  estimsted  at  xrom  54,  CO  to  S12»0D  per  month  depending  ur.ZTsi 
the  sl33  cf  ihe  licusin?!  unit.    For  eicanple,  for  a  Gn2->)£drcGni  ap^irtmentj  the 


'Cf 


gas  and  elsctricity  £lIo-v;;ar:ce  mzy  t3  SS,  50  to  $4.GD  psnmcn&. 

All  original  applicsi^i^  fcr  housing  In  ouch  projects  mmn  qiialif y  as  to 
iRSKinnm  income,  and  the  tenact'E  iacoir.3  is  cubject  tD  pcriocic  review  accord- 
ing to  tie  act. 

Althou^  tbs  rcj::t  sc: „.. -- --   -_ _.Ity,  which  will 

Include  hem  and  ho:  water  ^nd  pcir king  but  not  gas  and  electricity,  is  less  than 
tie  mavin^um  psruiictcd  by  F?L-;  ^-/.y  v -.  &^s  reat  c_ :  -c  &3  ulti- 
mately determined  fcr  ^3  prqjeci  ipt  in  e^cccss  cf  fee  l           ;:ii  rents  permitted 
ii^iu  not  hQ  considered  as  affectMs.in  any  manner  wlBStsosver  t!i2  value  estimates 


Winded  S3  a  basis  for  site 


iiics  reuse  vsiues  ncieiu  wo^-....^^-  -i-o  ^cw- 

; .position.    Hcv7cver,  the  ultimate  prices  which  the  Amhority  elactc  to  receive     |: 

i' 

io  the  sab  of  the  cites  to  a  redovcicper  .  :.t  tnc  ciccrct-o:!  of  iiie  Authoiityj 

i 
An  assimiDticn  of  u:iccnirnQn  significance  in  the  Estimating  of  the  reuse        i 

valsxea  of  these  sites  is  that  set  forta  m  Dccal  Public  Agci^cy  letter  ■■f24J  dated         j; 


August  8,  1962  from  ^the  Hous:in.g  and  ;.  ,  .  ^y  v7hich  relates  to 

valMZtioc  of  the  proporty  for        _  .;Dvisio:i  of  i-:;ntcil  or  co-opsrailve  housing:  for 
fauiiHes  cf  mociarate  iriicu:  "    3tlon  i07  (iiousiiig  Act  of  1949),  is  reciieci 

and  €-:pIanav:iGn  of  the  cczco-:;.^^  ci  tl:£  definition  sre  aUo  stated.    This  definidcn 

is  rep3:S.ted  early  in  this  repc/c. 


It  l£  ....^  ... 

herein  CGtinintcd  would  lie  rcucily  m:..  j.i 

li       PmK5-Ec  4 '"--■:•'. r'.7 

It  £ipp-ears  iikelj^  £|20.£  siegoulatl^iissis  between  tliiG  Lc;--'^  ^- -IdHc  A^-^^y  ^^^ 
tb:j  redcVeloper  wia,!  bo  essential  In  ordt^r  for  ■:.  /:  to  bo'  reach  bet-jveen 

she  parcie;;  to  rcJmc  pla:::,;  ..  .^ -^,o-^  .:  ■  r'.:;ni;ai 

sclieci^les  In  tlie  bs'tjckcs  b;;c;>viOon  ^  VnliiiinuiB  ^^^^  al,  Public  Agency 

Provided  thai:  a  c: .  _     .-itt,  r-  ,.  -alifics  accordtig  to 

Local  Public  Agcncv  ;:.       "  '  .2  s:>r  £i^prQi3a6*;iQU  Oi  tha  cntiro 

project,  it  may  !:2  dc.  .        ^      .  ..^  ..:_.;  th3  entire  project 

housing,  cammsroiai ,  <:.  -:.  aad  3, 

As  to  i^  ...>-  .....  ^....,  . -,..    .....-,-    ..  ..      .  .    ,^    ..  --    i-ii-'  i-vi.-'^~i-y  J. -t !.-■_>'- .--F..  <J^i  icii'^wA.  i 

a  Public  A^u..:cy  r  • 

ha  ciii  •li.j. ,-.-■-;    uijv  ;...........-...._. ..^^   ic....-..-s./i  ^^  ii.;aj   ^_..,..__   _-     .- 


1/  1: — ' 


.h  rcasonaMF  acciy.^  :i;;sri;ei  exicss  m  £^e  local  arcs  for  projects  of  thia 
„_,;„  .13  evidenced  by  th^  nurn':er  of  pare:  :^£i5  undorwsy. 


-    /i  -."I    !  •■>  7  '-i-'r;  o 


The  demand  for  I^ousing  iri  &3  Boston  Area  not  only  froi:.    _  ,r- 

iions  from  fee  eKpandin^  ^c^u^a;;:cn  3.2:1  tho  hiz^  occupancy  sxiie  iuh^^iai-  L^rouv,;- 
OiiL  the  Metropolitan  -SosiOn  Are£  DOlat3  to  the  coaclusloas  that  a  built  in  mar::^: 


zial  light  industrial  site,  Fares!  3. 

■r'JTV.T'T'T   v»-  A^/ATY    Apj  17 


iiicre  are  no  prco: 
site  which  £re  present :_ 


r  uo  tho.1  contemplated  foT  the  subject 
cori:«;i'nplated  'tv'hicfe  V7GitId  adversely 

, .  REA 


the  environmental  cc;:.ditic 
oiiicr  cssrijy  £rs23  src:  ;.^-.>.... ._ 
is  your  app-^iicer's 

will  tend  to  lip  lift  t.. 

to  Ciia  CGvylXtU^U.  ^ild  UptOJi'. 

i^^^v*■-.'     iiA-^  O'^-t.  l^-i*£.  1  J"      *-'^/     *-  —  -—■     ~^  ^i.  ~^ -^y^  *^' 

LOG/'  '■;^i- 


3.e7S.Tdki3s  of  the  fact  tiias 


iviiit  and  rehabilitatic::,  1: 


with 


_ ,.  i:iL.Lid  on  its  G^a  feet  and 
Ihs  r}ro^di:nt:Y  of  ndc 


•:r    ft~ivrr    P^-^^.-^-^j 


'FECT-TO  REMAS'vL^EK  GF  C^. 


q-^^.t  ^  .«, ,. .  s;  ^  ^^■ 


.oveied  under  "Tlie  Neighborhood''  in  tsiiJ 


w 


'  -  ^  v>  >— f  'i ' 


■■■-  '<J^  '-^*-.i 


lV 


->k.r  >^^      H^ 


tructed  In  tks  city,    Tne 

....^^ ;i;ean  absorfed  in  nsw 

-cori  Street,  and  in  c&sr  ioca- 
,-^;i!denss  te£  from  those 


J.  £  a«.w 


2S  S  Sl5i£.- 


i  DDD  A ICCD 


■'W 


^JT 


„      .--     _  >.         -•    i..t  %     VI.    4..,      ^    ... 


;bUc  /. 


^'1. ii,  1,1 . .^  ■■•ii    U i    1 ;-.  . i , 


-    ■  -.  .-i,^^?,,  n--> ^',';,~ 


J    i-' 


'  ',*  -^  -*?      5  V^      *"^^  *(?*       J^v%^-,  -  .-"v  v^^  *-       A   -^  jT5  'a 


Obi 


ihs  land  m\ 


.ICh  iXlO  lCiiid€:Vii' 


would  O- 


tlOJiS  C 

to  be 


>:>v*>/      7  <  (^  u.-i  X.'-iJ,U    '>W^>- 'i-*  '^•^  c^  iv< 


:a  in  £r3  Drice        I 


«:?ct  ; 


.  /.  ana  csirr  / . 


uie  ?/ 


w- 


I  of:  it.. 


^icy  may  i:-3 


S?  A  »7 


ine  BQlQ  ;. 


to  fint: 


.   > .K^    V  O 


would  be 


iblo  to  convc 


.ds  or  oth^r 


Azi    ViVtv    Ui   UiO   J,ci.^^_   Ci*-.-.^,  O'u  i-^wv    r^icCO   liw^vo  jj-J^ti   i^s^ 


'■-  '■■  r*  /~ 


iacoTD.-2  famiHec  under  Sect.  -^^^^ 

coilsction  C- coiTip2rw _.^  ___.  .._.  ^  ..  _..:d  sold  byde-ze tcnni^nt:  for 

cJt^fcA  U^*:>^  c-liU  liiit-iVjA    u*ic;  C-^..  -    oo w>:~i*^s.ic>-iwt-i   liy    LliO   PoUc-iUi  liCw-»i*i^  /A^^iAii-iiiisy 

Under  Sscticr  /elopers  shall  bs  a  limited  divi- 
dend corcGratioii,  a  nonprcfii  c  .  -do^'i  or  aasociation,  a  cooperaslve  or  a 
piEblic  bod}?-  or  Sf^enc;.-             -  -  jiirariees  that  'die  redevelcpsr 

is  not  incikv-iicc  ^y  ;:;:o.:_..  " ::red.di7!dends  of  a  limited 

dividend  corporation)  fr-:  ■■   ;  istod  dsvelopmsnt,  and 

_-3orts  or  flrrr  -                   or  gsiin:  from  the  nndertakiag. 


Ond:: 


>>.jD  C  "TONS 

^__,._ jNDIT_ 

rIAVE  THE  EFFECT  OF  .'CnaG  TMH  FRICH  WHICH :FRUDSKT  .  3LL- 

:  3D  BUYERS  WCUlJ)  BE  WILL!:'  -  - '  PAY,  AT  LEAST  TO  1..^,  -::XTEHT 

XSED  £Y 


REASON  OF  SUCH  CONDITIONS,  RESTRICTIONS  AND  REQUIREMENTS. 

Sales  data  evidence  ob;jiined  point  to  tlie  conclusion  that  prices  paid 
for  land  for  development  £3  limited  dividend  projects  subject  to  Section  221  (d)  (3) 
conditions  as  Imposed  hy  the  Federal  Housing  Administration  only,  are  hi^^iox 
tiian  those  paid  for  similar  sites  sold  for  221  (d)  (3)  projects  by  Local  Public 
Agencies  and  where  the  sale  is  subject  not  only  to  FHA  requirements  but  to 
Local  Public  Agency  restrictions  and  conditions  as  well. 

It  is  conceivable  that  more  latitude  for  private  gain  may  be  found  in  a 
limited  dividend  project  than  would  be  the  case  v/ith  a  non-profit  or  public  body 
or  public  agency  conDract.    It  is  indicated  that  prices  paid  for  land  for  a  non- 
profit development  would  justifiably  be  materially  less  than  the  land  prices 
prevailing  in  limited  dividend  projects. 

Finally,  havever»  the  estimating  of  Fair  Value  as  defined  in  Local  Public 
Agency  letter  #247  nevertheless  becomes,  to  a  degree,  a  matter  of  exercising  . 
weighted  judgment. 


Appraisal  Assurnptions 

The  appraiser  agrees  tiiat  the  appraisals  of  the  land  values  shall  he 
based  on  the  following  assumptions: 

(a)  That  ail  transfers  of  property,  whetlier  by  sale  or  hy  lease,  shall 
be  based  upon  the  binding  condition  that  such  sites  shall  be  developed  in  accor- 
dance  with  an  approved  Urban  Renewal  plan  and  that  actual  utilization  of  such 
lands  shall  be  begun  hy  the  purchaser  or  his  agents  within  a  reasonable  time 
subsequent  to  the  transfer. 

(b)  That  if  there  are,  ai  the  time  of  appraisal,  restrictions  on  the  use 
of  materials  or  labor  which  vv^ould  prevent  a  purchaser  of  tlie  land  from  con- 
structing improvements  in  accordance  vvitli  an  approved  Urban  Renewal  Plan, 
the  Appraiser  shall  estimate  the  fair  value  of  tlie  land  for  use  in  accordance 
with  the  Urban  Eenev/al  Plan  under  the  assumption  that  such  restrictions  are 
not  in  effect,  and  shall,  in  addition,  give  the  Appraiser's  estimate  of  the  extent 
to  v;hich  the  existence  of  such  restrictions  impairs  such  value. 

(c)  LPA  Letter  No.  247. 


C0MPARABL2  SALES 
LIMITED  DIVIDEND  PROJECTS 

Of  tli2  four  types  of  redevelopers  under  the  Section  221  (d)  (3)  program, 
limited  dividend,  non-profit,  co-o:: erative  and  public  agency,  investigation  of 
the  marlcet  revealed  sales  of  land  for  limited  dividend  projects  and  for  non- 
profit redevelopment  only. 

In  the  limited  dividend  grctip,  investigations  revealed  the  following: 

1.  July  29,  1963  --  Land  sirjated  at  Washington  Street  and  Turtle  Pond 
Parlcv=/ay,  West  Fs.oxbary.  A  trace  of  undeveloped  land  of  1,611,284  sq.  ft.  v/as 
sold  at  5550, 000.     . 

FKA  approved  this  price  as  land  value  of  $.  3356  per  sq.  ft.  in  the  pro- 
cessing of  me  221  (d)  (3)  mortgage. 

540  housing  units  are  under  construction,  and  the  apportionment  of 
uaits  of  various  sizes  are  reported  at  about  30%  one-bedroom,  40%  tv/o-bed- 
rooms  and  30%  three  bedrooms. 

Tn2  rent  schedule  is  less  than  1G%  below  the  maximum  rents  permitted 
for  this  class  of  housing. 

Although  the  site  preparation  costs  here  v/ere  higher  than  normal,  this 
is  an  excellent  location  for  this  t}ps  of  housing.    V/est  Roiibury  is  one  of  the 
more  desirable  suburban  areas  of  Eostoa  and  the  location  opposite  Beilevue  Hill 
is  one  of  the  fe-//  better  sites  remaining  here.    It  is  likely  that  for  a  conven- 
tionally financed  project  v/ithout  rent  limitations  under  current  economic  condi- 
tions, the  land  would  have  added  value. 


2.  November  6,  1963  —  The  lane  situated  opposite  the  Ukranian  Church 
at  Rock^/ale  Circle  and  Forest  Kill  Street  and  opposite  Franklin  Park,  Jamaica 
Plain,  Boston,  Massacliusetts,  comprising  about  193,683  sq.  ft.,  was  acquired 
by  Forest  Hills  Street  Apartments,  Inc.  for  a  221  (d)fi)  development.    This 
property  was  purchased  in  Ciree  parcels,  and  the  total  cost  reported  for  the 
assemblage  was  $28,0C0.    About  30,0C0  sq.  ft.  of  land  v/as  marginal  and  re- 
quired considerable  fill.    For  th?  193,683  sq.  ft.  of  land,  tl-ie  price  paid  v/as 
about  $.15  p::r  sq.  ft.      Hc^jcver,  based  on  comparability,  the  FHA  allo.vance 
for  land  value  was  $79,500  or  aboui  $.4104  per  sq.  ft.  for  193,683  sq.  ft. 

3.  Current,  March  1964  -  In  iwawrence,  Massachusecs,  the  Lav/renca 
Redevelopment  Authority  sold  a  site  oa  Bradford  Street  to  Bradford  Street 
Apartments,  Inc. ,  a  parcel  comprising  an  area  of  about  236, 535  sq.  ft.  at  a 
price  of  $83,000  or  about  g.  36  per  sq.  ft. 

Aithougli  this  case  had  not  been  fully  processed  by  FHA,  it  is  reported 
that  there  will  be  119  two- bedroom  apartments  at  $130  per  montli  each  (879  sq.  ft. ) 
and  49  three- bedroom  apartmentG  at  $14G  each  per  month  (1064  sq.  ft.  ).    There 
will  be  one  parking  space  included  in  the  rent,  and  this  rent  will  include  heat, 
hoc  water,  disposals,  and  fuel  for  cooldns. 

4.  Current,  March,  1964  --In  Roslindale,  Massachusetts  beyond  Forest 
Hills  at  Eradeen  Street,  Steilman  Street,  Faundaie  Road  and  Florence  Street 
about  opposite  4040  Washington  Street,  a  tract  of  about  249, 960  sq.  ft.  has 
recently  been  acquired  from  the  City  of  Boston  at  a  price  of  $92,  COO.    In  addi- 
tion, $2500  was  paid  for  rigiits-of-way  making  a  total  price  of  $94,500  or  about 


$.  378  per  sg.  ft.    It  is  anticipated  that  144,  221  (d)  (3)  units  will  bs  constructed 
here.    Tnis  project  has  not  as  yet  been  fully  processed  by  FHA. 

5.  November  14,  1963  --  In  Framingham,  Massachusetts,  Beaver  Park, 
Inc.  a,7n  a  parcel  of  land  comprising  about  499,466  sq.  ft.  of  land  on  which  150, 
221  (d)  (3)  housing  units  are  under  construction  and  the  passing  v/as  processed 
as  of  November  14,  1963.    Alicvvance  of  land  value  of  3.  35  por  sq.  ft.  based  upon 
comparable  sales  was  approved  by  FH/.. 

6,  August  28,  1963  --  In  the  Brookline  Farms  Urban  Redevelopment 
Project  in  Brookline,  Massachuse:ts,  Farm  Relocation  Mousing,  Inc.  obtained 
221  (d)  (3)  approval  for  a  project  comprising  116  units  and  the^area  of  the  land 
was  106,993  sq.  ft.    The  price  and  allowance  for  tlie  land  v/as  at  the  rate  of 

$.  187  per  sq.  ft. 

V/hile  this  project  is  a  limited  dividend  project,  there  is  a  provision  in 
the  financing  permitting  conversion  to  co-operative  in  two  years.  There  v/ere 
115  units  in  tills  Brookline  Farms  Project. 

lliere  wer-e  seven  efficiency  units  at  $89.00  per  month,  34  one-isedroom 
units  at  $97  per  month,  56  •c^'O- bedroom  units  at  $114  per  month  and  IS  three - 
bedroom  units  at  $130  per  month.    Iliese  rents  included  single  car  parking 
privilege.    Gas  and  electricity  v/ere  not  included.    The  average  number  of 
rooms  per  family  unit  v/as  5.23  &iid  the  average  rent  per  room  per  month  was 

$2i.Gl. 

Tlie  only  additional  income  here  other  than  from  housing  rents  was  an 
allocated  |5S. CO  per  month  for  tiie  coin-operated  laundry. 


7.  November  1962  --  Option  wss  granted  to  First  Realty  Company  of 
Boston  for  about  19. 6  acres  or  about  854,000  sc;.  ft.  with  frontage  on  Saratoga 
Street,  East  Boston. 

The  price  to  be  paid  Is  $ICO,COO  or  at  a  rate  of  about  $.  117  per  sq.  ft. 


This  option  has  not  been  exercised  up  to  the  date  of  this  appraisal.    Sub- 
stantial deposits  have  been  made  and  there  is  every  indication  that  it  will  be 
exercised.    Plans  have  boep.  clraivn  for  a  221  (d)  (3)  limited  dividend  project. 

This  location  is  widiin  walking  distance  of  :he  Orient  Heights  Rapid 
Transit  Station.    Sub-soil  concitions  have  been  indicated  as  requiring  more 
than  normal  foundation  expense. 
NONPROFIT  PROJECTS 

As  to  prices  paid  for  land  for  non-profit  221  (d)  (3)  projects,  the 
foliov/ing  sales  data  is  submitted. 

1.    October  22,  1963  --  Tne  Marksdale  Gardens,  inc. ,  an  82-unit, 
22i  <d)  (3)  project  at  the  northweBterly  corner  of  Humboldt  Avenue  and  Townsead 
Street  in  the  Washington  Park  District  of  Rosbury  was  approved  by  FHA,  and 
the  land  value  coincidental  v/ith  the  purchase  price  of  $11,500  for  124,707  sc.  ft. 
was  at  the  rate  of  $.0922  per  sq.  ft. 

Tnis  price  was  $11,500  and  of  the  82  housing  units,  42  were  t^vo-bedrcom 
units  at  $35.  per  monLh,  28  were  L^.ree-bedroom  units  at  $95  per  month,  and  12 
were  four-bedroom  units  at  $105  per  month.    Heat  aud  hot  water  were  included  ia  j! 
die  rent  and  -^as  and  electricity  supplied  by  tenants.    Parking  v/as  on  city  streets. 


2.    In  Ivlalden,  tlie  Maiden  Redevelopment  Authority  sold  a  parcel  of 
land  of  492,490  sq.  ft.  for  the  Zander  Apartments  for  a  221  (d)  (3)  non-prcflt 


project  as  a  price  of  $.0812  i^er  sq.£.  226  units  on  Parcel  R-34  are  to  be  |i 

constructed  lierc. 

3.    December  23»  1953  -  ixi  she  vvaahingson  Park  Urban  Redeveiopmens:      ;; 
Project,  Cl-iarlame  Park  Homes,  Lie.  acquired  Parcel  C2,  Kumboldr  Avenue 
and  proposed  Crossxovm  Boulevard,  a  parcel  of  land  comprisins  about  215,273 
sq.  ft.  at  a  price  of  $14, 2G3  or  $.0659  per  sq.  ft. 

92  living  units  will  ixj  coiiscructcd  here.    There  viiU  be  24  tivo-bedroom    i 
arilts  a-t  $33.  per  month,  -14  three -I-siclroom  \mixs  at  $9S.  p:2'r  month  end  24  four- 
bedrocm  units  at  $109  pc^r  month.     Heat,  hot  v/atcr  and  gas  for  cooldng  are 
included  XT.  the  reat.    Farkiiis  on  city  stre-2ts  ai  no  eiiira  charge  will  ho  available. 


*>j      \<^wA      -W—  ^  ,         «i>.<«t  A  ---*•■  V^u^      W-Hi.      *A->^      ■»^^»»*.  M      ^i«*«fth.k4M  ^"* 


4.    Tsa  land  i?i£uated  on  Coioriibus  Avenue  at  tfee  westerly  extremir/  of 
th:^  Wa-shirigtoa  Park  I-rojoct  comprising  abou£  321, 661  ^q.  ft.  Is  to  be  developed 
for  Acadera^r  Homes  by  Enso  Bos5:ono  li'^c ,  a  iioa-profit  organizatioa.    Alihotigh 
the  land  conveyed,  ^hich  includes  city  ov/.i£d  streets,  rejected  a  price  por  so. 
it.  of  $.0620,  tlie  actual  Ismd  eKCAU3i\^e  of  streets  %vas  Bold  at  a  price  equivaicnt 

to  about  S,  10  per  bq.  fc. 

Tiu;  n^c  Und  area  i^xclusivo  of  strt^ets  was  199,574  zc.  tc,  and  the  price 

paid  vyas  S20,CO-0. 
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COMPARABLE  SALES  AIsfALYSIS 


Sales  of  coiiipariibie  fepd  for  Llraitcd  Dividciid  221(d)(3)  Projcctis  iiidi-  I 

I; 

cate  prices  paid  from  a  low  of  $.  15  per  sq.  &.  to  a  hi|;^i  of  $.  3S  per  sq.  ft.  I 

li 
The  price  to  be  paid  under  an  uGsxarcised  opdoa  negotiated  in  November    i| 

cf  1962  Is  $.  12  per  eq.  le. 

In  those  isstancea  v^hore  Isr.d  is  purchased  from  private  soUers»  not 
froxn  a  Local  Public  Agency,  assi£ji«2d  values  by  FHA  appraisers  may  bc3 
adjustod  £o  conform  to  value  reached  feom  their  comparable  sales  studios. 
Values  so  assign-^  v/orc  iii  a  bracket  cf  $,  35  to  $.  4i  per  sq.  ft. 

Thore  were  two  Limited  Dividend  221^(3)  laad  sslos  by  Local  Kibiic 
Agencies;  namely,  by  tho  Brooklfeo  Redevelopment  Authority  and  the  Lawrence 
RedGveioprnent:  Audiority,  where  the  prices  paid  wore  $.  iS7  per  sq.ft.  and 
%.  36  per  sq.  ft.  respectively.    Tliesa  prices  vyore  botli  adopted  as  a  basis  of 
vaiuo  for  mortgage  appraisal  by  fliO  FRn  in  accordance  v;i'd3  psHcy, 

Four  S2iss  of  2sjsd  were  recorded  to  aoo-proXit  corx^ratioiis  by  Local 
Public  Agencies,  The  prices  paia  ranged  frora  %,  066  per  sq,  £t.  to  about  $.  10 
per  zq.  ^. 

It  may  bs  incSicated  tliat  tlic  price  which  n  vailisg  and  \,'^'elI-lniormed 
buyer  is  willing  to  pay  for  a  parcel  of  laisd  for  redevelopinorit  wit-i  22iC£l)CS) 
housing  £iibj<?ct  to  tho  Io'»ver  than  rr.arket  rents  prescri;>2d  h}i  tlio  Authority  and 
the  restrictioiis  snd  requiroriientB  attendant  to  the  p^rd^aso  of  such  land,  must 
reflect  these  condltlsiis. 

Parcel  l  is  to  1:^0  sold  as  a  221(d) (3)  Liniitod  Dividsr/J  Project.    Tlie 
conditions  to  v^-liiclj  ±o  redevclop'Or  must  conform  wore  conaidcred  by  your 
appraiser  aa  approximatliig  tliose  applicable  to  sites  v/Iiere  the  iowost  prices 
wore  >:aia  for  land  for  limited  divldsiid  22lCd)C3)  projects,  i.  e. ,  $.  12  to  %.  15 


cici  r\    QAiii     l^Jr^D/z.AM 


APPRAISER 


per  sq.  ft.  end  only  siiglitiy  higher  tlian  dis  coa:  of  rouse  sites  for  Don-pro»ir 
prcjecto. 

RoteroRCQ  has  i:x2en  Kiadc  to  the  contention  liiat  the  added  cost  for 
iii3proveinep.ts  coiistructlon  to  tlie  redsveioper,  esscstiai  to  mi'et  tl^e  bisiidins 
recjuirementa  established  by  the  Local  Public  Agency,  must  l>e  reconciled  to  a 
conain  degree  in  the  price  to  be  paid  for  the  reuse  land  for  devoiopnient  under 
Section  221  (d)(3)  and  in  accordr.ncc  v^i^lth  the  defiririon  of  "Fair  Y&Iuq"  as  set 
forth  in  Local  Public  Agency  ie-tce?  *427. 

Sonie  of  these  ccnditions  which  have  hQen  considered  in  estimating 
Fair  Vaiuo  of  Parcel  1  are  as  fbliows: 

i.    The  requirement  by  the  Local  labile  Ag«3ncy,  in  order  to  acliievs  tlie 
program  of  dovs^Ioping  a)l  UiSlts  of  housing  on  the  site,  necossitates  the  construe 
tioii  of  four  Islgts  rise  buildings  of  severj  stories  ezch ,  %-idi  elevators,  to  contain 
120  hoiiiSiBg  uails.    To  coiistruct  isudi  irr.provements  is  more  costly  than  to  con- 
struct iow  rise-  housing  without  elovators.    Additional  equity  participation  by  the 
redeveioper  wiii  be  oBBonxlai. 

2,    The  requireiricnt  to  c-iinstruct  a  partcing  garage  of  about  a  358  space- 
capacity  to  provide  minimuni  esaential  p.?.rldng  on  ths  site.    This  cost  wiii 
proi:um:ibiy  not  bo  supported  by  iidditioaai  parking  ijacome. 

S.    llie  requireino-iit  to  CQiistriiCt  approxin^ately  75»CC0  sq.it.  of 
commercial  space  for  retail  ijtores  to  service  the  tcnantg  in  the  housing  project     ; 

as  v/eii  as  to  serve  the  needs  of  the  Iriimediate  ueighuuiliood,  where,  presumably  \ 

\ 
within  the  foreseeable  future,  many  substandard  Ixtildings  tenanted  by  retailors     I 

may  bo  subsoquontly  eliminated  lo  znots  way  for  anticipated  further  redevelop-      '. 

mcnt.    Tho  area  approved  for  cof:inierclaI  ia,  in  your  appraiser's q^islon,  | 

supe2>adoQuate,  and  rental  income  to  bo  derived  from  it  mcKy  be  insufnclent  to       } 

i  *•  ^ -  ■ -  ■  ■  ■  ' ' 


jus  til}'  its  cost  to  produce. 

la  order  to  achieve  tlie  objectives  of  the  Local  Public  Agency  to  provide 
housing  for  those  displaced  under  the  Local  Public  Agency  Program,  it  is 
apparent; iToni  investigations  made  as  to  the  rents  in  other  221  (d)  (3)  Limited 
Dividend  Projects,  that  such  rents  are  generally  highei'  tlian  tlidse  anticipated 
ia  the  housing  to  be  constructed  on  .?arcei"and  approach  the  maximum  permitted 
under  this  section. 

lii  light  of  tlie  demand  for  housing  in  the  entire  Boston  and  Metropolitan 
Boston  Area,  even  the  majdmum  rents  permitted  under  the  221  (d)  (3)  Program 
are  so  much  less  than  the  rentals  prevailing  in  conventionally  built  and  financed 
new  housing  that,  under  current  conditions,  locaticnal  advantages  of  one  221  (d)(3) 
sire  to  ano&er,  have  minimum  significance.    Therefore,  sites  purchased  for 
221  (d)  (3)  Limited  Dividend  Development  may  be  considered  as  reasonably 
comparable  from  a  locationai  standpoint  provided  restrictions  and  otlier  condi- 
tions attendant  to  ciie  development  are  reasonably  comparable. 
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V/\  L[JATION  SUhAUXRY 

With  furUier  reference  to  d!e  provision  approved  by  the  Local  Public 
A^^ncy  tliai  the  Project  contain  a  total  commercial  area  of  zhcui  75,000  sq,  fc. , 
tlie  ratio  of  commercial  area  in  2.21  (d)  (3)  projects  to  housing  is  subject  to  the 
approval  of  xhe  local  office  of  FHA. 

If  the  projected  rents!  o?  coniir.ercial  areas  Is  less  cnan  10%  of  gross 
income,  no  special  permission  is  roquiri^d  to  provide  caid  apace.    Hov/ever, 
v/hen  the  co^Tiinercial  area  ejiceeds  U)%  and  rhe  maximum  is  15%,  FHA  Zono 
approval  is  required,    it  is  es'dniaced  tliat  the  rents  scheduled  for  the  commer- 
cial  area  to  be  constructed  ia  Parcel  I  mav  fall  within  a  bracket  of  15  to  20y'.  of 
gross.    FHA  opinion  has  been  e>q^resr-;,d.  tliat  this  recommended  area  for  coiu- 
mercisl  xri.o^y  nevertheless  !:p:s^!d:]j  for  approval. 

No  added  value  to  the  site  has  ].)een  assigned  by  your  appraiser  because 
of  this  high  percentage  cf  space  to  Ijs  constructed  for  commercial  or  retail  use, 
.  due,  primarily,  to  the  fact  that  the  obligation  to  construct  such  a  large  area 
may  constitute  more  of  a  handicap  upon  <tiQ  developer  than  would  be  tlie  case 
if  he  were  required  to  construct  o.  lesser  area. 

Apprehension  m^y  arise  in  \ki^  nainds  of  redevelopers  that  if  it  became 
necessary  to  accept  certain  second  and  third  rate  retail  occupancies  ciLher 
displaced  from  the  Project  Area  or  presently  operating  in  the  neighborhood, 
the  success  of  the  redevelopment  may  be  inripaired. 

It  is  the  opinion  of  your  appraiser  diat  the  Fair  Value  of  Parcel  i  coin- 
prising  nhour  400,695  eq.  ft. ,  in  accordance  ';r::<^i.  the  value  definition  ae  set 
forth  in  Local  Public  Agency  letter  #247  and  subject  to  the  requirements,  res- 
trictions and  conditions  as  eniinitiraseiJJiersiiLg-^"'  e«r.9.bHr?h^d  Y>\r  tT^^  \r.r,1f^,  gjihliiL 
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Agency  v/as,  as  of  March  16,  1964: 

FIFTY  THOUSAND  <S50,000)  DOLLARS 
or,  at  a  rate  of  approximately  12. 5<^  per  sq.  ft. 

As  to  Parcel  2,  cornprisins  about  28,000  sq.  ft.  upon  which  is  to  be 
constructed  an  imprcyement  for  Ho^isiiig  for  the  Elderly,  it  m  'die  opinion  of 
your  appraiser  that  this  parcel  should  carry  approximately  the  same  value  a: 
that  estimated  for  parcel  1  and  accordingly,  tlie  Estimate  of  Fair  Value  as 
herein  defined  for  Parcel  2  is  reported  at: 

THREE  THOUSAND  ($3,CC0)  DOLLARS 


PARCEL  3 
Hiis  parcel  comprises  ai!  cf  ihc  land  v/ixhin  the  area  bourdsd  by  I-Icrald 
Street  on  the  north,  Washingsicn  Straec  oa  the  eaa.  Dover  Street  on  the  soutii, 
aad  Shawmut  Avenue  on  the  v/esu  oxceptiag  for  excluded  parcels;  nann^ly, 

the  property  upon  which  tho  industrial  teilding  occuplod  by  Gilman  Bros,  staiids 

at  Che  corner  of  Shawmut  Avenuo  and  Herald  Street;  and  tlirss  properties »  on^ 

I 
of  which  is  improvad  v?i±s  a  churdi.    The  other  avo  parcels  are  situated  or* 

eitlior  side  of  trie  churcli  snd  are  to  be  accisired  by  them  for  paridng  sad  possible'    'i 

ejzpansior..    The  area  ot  this  parcsl  is  212,000  sq.  ft. 

Uiider  the  coi^^ldons  of  di.spr;aition,  there  will  be  an  obligatory  setback        i^ 

of  !6  ft.  from  Washin-;2:£on  Sareiit.    Furthermore,  in  tlie  -sveat  said  setback  area. 


which  comprises  an  area  of  about  15,  6oO  sq.  ft. ,  is  expropriated  by  the  City 
of  Boston  for  a  wideping  of  VVaslmigton  Street,  there  vviii  be  no  compensation. 
Thxe  balance  of  tlie  area  in  Parcel  3  is  196, 320  sq.  ft.  and  is  subject  only  to  a 
20  ft.  wide  utilities  easement  eirLending  tlirougli  the  land  from  Slnwmut  Avenue 
to  'Washington  Street  parallel  to  and  about  320  ft.  nortli  of  Dover  Street. 

Open  areas  for  parldng  and  off-ctreet  loading  are  requirements  under 
v;hich  tliis  site  is  to  be  sold  by  riie  Local  Public  Agency.    It  is  considered  that 
tlie  presence  of  this  easeiTiCnt  arer.  had  little  or  no  effect  upon  tiie  value  of  this 
land, 

A  topographical  sketch  of  the  Project  Area  is  incorporated  in  this  report. 
Examination  will  reveal  diat  this  land  is  at  the  approximate  grades  of  abutting 
streets  and  slopes  gently  dov/nward  from  Washington  Street  in  a  \^'e3terly  direc- 
tion. 

Tlie  land  has  been  valued  under  tlie  condition  that  it  v;ill  be  cleared  and 
rough  graded  by  and  at  tliQ  expense  of  the  Local  Public  Agency. 

Accordirsg  to  the  conditions  far  use  which  are  set  forth  herein,  consider- 
able latitude  is  penxiitted  to  tho  redeveioper  in  the  development  of  tl-iis  parcel. 
In  fact,  -die  requirements  are  about  as  broad  as  tlie  conditions  under  the  ejdsting 
zoning  law  excepting  for  buildhig  height.    Tnis  land  would  be  reada>-  marketable 
to  eitlier  the  redeveioper  of  Parcel  I  or  to  a  redeveioper  or  use  buyer  for  this 
parcel  alone. 

VALUATIO^^  PROCEDuiii: 

In  accordance  witli  the  customary  appraisal  procedure  employed  in 
evaluating  vacant  land,  tliis  parcel  has  been  valued  by  Comparison  or  from  a 
consideration  of  sales  of  comparable  land  occurring  at  about  the  date  of  valuation 
uiider  comparable  circumstances  and  conditions. 
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COMPARABLE  S A r.HS 

TciSi  subject  Isnd  U'lth  its  CAtonsiv-  frontages  on  Washington  Street  snd 
Siiawinut  Avenue  as  v/eli  as  having  tlia  Dsnsiic  of  baing  situaied  at  three  corners, 
would  bo.  adaptabis  for  use  for  inar.y  commercial  purposes. 

Some  of  these  uses  v/ould  i-xluils:   A  Moward  Johnsons  type  re^su^uraai:, 

a  Baacakc  Iloiise,  supermarket,  :■  c^sc^iuns  store,  or  for  other  busincss^iii 
cosYiinoiiiy  situat&'d  on  uiglivvays  where  ecl^jquate  pi^rUng  sp-^ces  are  reqiiired. 

For  a  cicvoiopmeat  of  tlio  ...-^wJ  lor  iii)'  of  tlie  foregoing,  the  question  ariaes 
as  to  Vi-iiethor  or  not  the  olijec'dv- Ji'  cf  the  L,ocal  Public  Agsncy  v/ouid  I>2  accorn- 
piisliicl  oiiucr  suca  use  or  usea.    liUiiii..  .::ri  z,z  the  typ?  of  iinprovenieata  to  be 
constxuci:ed  for  auch  businssseo  would  cov'er  a  comparatively  limited  arss  of 
the  laiid  in  order  to  periiiit  ac.,:,-:.-,..^  parlJnn;  fcr  retail  uses,  the  ■^.TQr;>QXiy  would 
not  return  to  the  city  the  tax  Isincnts  which  Dulldings  requiring  less  open  areas 
wc^ld  produce. 

For  example,  siipsriTxarkeE  iiitos  requiriag  araas  of  100,000  to  150,  CCO       i 

j 
so.  ft.  coJTimii^id  }>ricas  up  to  apyrwiinmiely  $2.  per  sq.  it,  j 

i 

Oa  May  16,  1962,  New  En^iland  Land  Company  sold  to  First  National  \ 

■     ■  "  il 

Stores,  a  parcel  coatairdag  an  area  of  150,080  sq.  ft.  on  Western  Avoniic  xKjing     '! 

!..Gt  9  in  Brighton,  a  district  of  Breton,  at  a  pries  of  $300,000  or  $2.00  per  sq.  ftj 

r 

The  opinion  of  your  appraioor  is  aat  tali-  iooatloa  was  readily  scc^j^sibio  via 
gocd  highways  to  populated  arose  hf-ving  highsr  family  incorrieo  end  purchasing 
pov/er  than  tSioso  found  in  tl^c  Scjui  i^rid. 

Ill  1956,  a  i^arcel  of  123,  -156  sq.  ft.  at  90  Washington  Street,  corner  of 
Columbia  Road  and  Wilder  Street  in  Dorchester  was  sold  by  Bcoton  YcsM^n 


Acaderriy.  Tr£;.  :o  Stop  £^!.  Shop.    II-o  price  pr*id  was  |2S4,500  or  about  $2.06  pc;r 
sq.  ft.    lids  locatioii  is  cast  of  v-.;-  \"^^.3hlr=<;jca  park  Distrlci  at  Kcrsbuiy. 

Ouier  sales  for  industrial  ...;a  co.  •.mercial.  uses,  although  consummated 
three  to  four  years  prior  to  the  du-'  ot  tills  valuadon,  are  offered  as  examples 
of  prices  paid  for  comparable  land.    In  considering;  these  sales,  it  was  essential 
to  make  appropriate  adjuscnents  icr  differences  in  location,  character  of  nei^i- 
borhocd,  ar«d  oiiisr  factors.    As  to  ti;.e  divlert'-nce  in  dates,  it  is  j-our  apprais-sr's 
apiniori  tliat  die  values  o*  the  lane:  :r.voIvc:l  in  the  follo-iviiis  cales  are  not  lCi?/er 
currently,  aadia  the  earlier  ini^iuaciiSi,  :.r©  lugli^-r. 

Cn  April  20,  I960,  iillioi:  ■■..;. i-ier;;; on,  etal  aold  to  Sai-nmy  White,  Inc. ,  the 
parcel  of  laiid  on  Soldiers  Field  /s.ox.td  Extension >  Brighton,  comprising  about 
130,634  sq.  it.  a:  a  total  purcha::e  pric.  o:  ;;22o,6V0  or  ab:5ur  |}..55  piir  sq.  ft.    • 
This  land  was  a  portion  of  tiie  land  formerly  comprising  tha  Srightoa  Abattoir. 
However,  a  new  pari:v/ay  estenEiou  ha4  baer,  constructed  prior  to  sale,  and  t!ie 
locations  had  excellent  accessiljiiUy  to  and  from  tiio  risarby  thickly  pop<aiared 
areas  of  Brighton,  Newtcri,  acu  V/atcriown. 

On  Uay4>  I960,  Elliot  Henderson  ct  al  sold  to  A.  S.  Aloe,  Inc.  about 
47,0<K)  sq.  ft.  Oil  Soldiers  Field  iioad  Sjit<3asiors  at  ji  prictj  of  ^u2,250  or  at 
about  $1.75  psr  sq.  ft.    Tliis  Ioc2,-:ion  was  adjacent  to  the  aforementioned  site 
sold  to  Sammy  White  for  a  boiling  alley- 

Cn  Sei^ternber  7,  I960,  Elliot  Henderson  et  a!  sold  to  tbe  General  .j| 

Electric  Co.  about  20,(M}0  sq.  ft.  of  land  on  Soldiers  Field  Road  Exteaaiosi  at       ;: 
a  price  of  :^35,000  or  aboixt  $1.75  per  sq,  ft.  i 

Gil  Alardi  22,  1961,  Elliot  Henderson  et  al  sold  to  Waldorf  Systems,  Inc.    : 

I 
for  a  roadside  pancake  house,  a  parcel  of  land  with  froatagc  on  Soldiers  Field 

Road  Extension  and  Korth  Beacon  Street  containLng  aa  area  of  about  47,033  sq.  ft. 


at  a  price  of  SI32, 926  or  a  tout  52. 82  per  sq.  ft. 

An  esanr:plG  of  the  value  oi"  a  ;;c>rner  Ic/caticn  ia  Brighton  for  branch 
I;>anlcin3  p^jrposes  was  representeu  by  the  s.-?Ic  on  September  2,  1959  fron  Nsv/ 
Englar^  Spuii  Silk  Coxni^ariy  ilo  il,v^  Wsiibst'-ir  Atlas  Building  Corporrition,  a  siib- 
sidLiry  of  the  Siate  Street  Dank  and  TruGt  Cornpany  of  a  parcel  of  24,459  sq.  ft. 
at  300  Western  Avenue,  corner  of  Eversicr  Street,  SrigJ-iton,  .Massachusetts  at 
a  price  of  $52,500  or  about  $2. 12  por  sq.  it. 

It  i.s  your  appraiser's  opirrlon  ths-z  corner  portions  of  the  subject  site 
or  parts  of  the  parcel  would  kive  had  clcaia.ii  as  a  location  for  a  branch  bank. 

Oiiser  potential  uses  v/ouki  ji^vc  i:ici5Kied  tho  iand  graded  and  biacktcppad 
for  paridn^  or  for  a  paridng  ^;r^r-?  j,c„    For  Eusomobiles  entering  Bostoii  from  tii-2 
soudi,  partlcalariy  via  tiie  Soutli-^ast  Erprsas-ivsy  which  is  iwo  blocks  to  th<? 
east,  this  lo;;;i:vUCi;  would  iie  a  ...v...ivv-.iieui  ^he  for  parking  wich  public  transporta- 
tion to  Cc-iitral  Boston  close  by  at  ilis  Washington  Sa'cei  -  Dover  Street  elevated 
starion. 

parcsl  3  \¥ould  havo  also  \i2d  utUity  for  dovelop-nsnt  for  industrial  pur- 
poses. 

Tlio  New  York  Streets  Indu.sirial  Project  to  the  east  Is  substantially 
imprcvea.    Sotn  vVcstlngnousvs  a-^d  Gr&>bar . Electric  ha v«}  modern  Luiklings 
opposite  Lie  v;a3hlngton  Street  fronrage  cf  Parc-a:!  3.    Howevar.  ihese  Improve- 
ments frciit  or.  Harrison  Avenue  on'i  block  to  tlie  east  and  the  rear  ox  thesa 
buildings  face  Washlngtofi  Street.    The  First  Nati^^ai  imik  of  Boston  has  a 
branch  in  a  new  building  at  the  nortiiwesrerly  earner  of  Harrioon  Avenue  and 
Dover  Street. 

An  example  of  the  value  cf  land  in  this  South  End  District  for  industrial 
use  Is  represcated  by  the  sale  v^liich  your  appraiser  negotiated  j«Iy  17,  1961  of 
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the  land  at  526-570  Albans^  Street,  5D3to;i. 

Tins  property  had  a  lane  ^r:^^  of  abouc  103,032  zq.  it.  and  the  fx-onta.^e 
on  Albany  Street  was  about  432  fi.    The  prict-  paid  was  $150,000  or  at  a  rate  of 
about  $1.46  per  sq.  ft.    The  franio  in^proveniants  en.  the  ziie  adcied  little  value. 
'Die  price  paid  was  considered  represeniative  of  land  value. 

Iho  aforemearioiisd  sales  have  z:::en  siibmitted  ior  the  purpose  of 
assisting  the  IjDcal  Public  Agency  in  arriving  st  its- decision  ns  to  ths  niost 
effective  rnerno:'  df  disposition  of  r!ie  site?  siiblect  ro  its  dsvelopnieat  bcins 
carried  forward  in  ciccordT^.c^  \-ni:^  tv^  objectives  ci"  tlie  Lxx:ai  Public  Agency. 

Tne  re?i£5e  value  horeiii  ei-t'rnatid  w.^a  considered  by  your  appraiser  cis 
the  pries  v/hich  a  prudent,  we-l-f---",Trrr;2C,  aiid  wlPJng  buyer  would  pay  'vvlicse 
interest  would  be  to  soli  or  develop  the  '^::^d  in  p^rts  to  ovestual  users  in 
accordance  wist*  tfee  restrictions  i:u-:d  co!i6Mo'::\q  estefollshcd  by  the  Local  Bibllc 
Agency, 

The  opporiijnity  may  exisi  tor  obt^^itilng  a  higher  price  then  tho  valos 
iie-reinafter  reportad  frorn  a  specific  uss  buyer  for  the  cntira  parcel  tlirous^ 
astiite  negotiations. 

It  is  the  opdr.ioii  of  your  appraiser  iliat  the  FAIR  MARKET  VALUH  of 
parcel  3,  comprising  alxjut  212,  OCO  ^q.  it.  of  wiiich  about  15,680  sq.  ft,  is  in 
setback  and  subject  to  possible  expropriation  aitd  to  xhe  conditions  h^srelr.above 
recited  was,  ss  of  March  16,  1964; 

TWO  HUNDRED  FIFTY  THCCJSAND  ^-250, 000)  DOLLARS 


This  tract  of  land  m  an  irxcgularly  shaped  parcel  slruated 

to  tha  northeast  of  the  Holy  Trinity  Church  property,  an  cxcliKled  parcel,  and 

lies  between  the  church  propariy  arid  Gil:nan  Bros.  Drug  Co.  building  at  the 

eouthorly  corner  (rf  Herald  Street  and  Shawmut  Avenue. 

At  the  time  of  dlsposuioa,  ihis  land  will  be  cl€ared  oi  all  iiriprovd- 

menta  and  rough  graded. 

The  level  of  the  lanu  will  be  at  approximately  street  grade  of 
Shawmut  Avenue. 

All  utilities  will  be  availnb'o  to  tlic  sit©  in  Shawmut  Avenue. 

Incorporated  in  the  coiuroia  established  by  ttie  Local  Public 
Agency  In  Exhibit  D,  revised  January  31,  1964,  which  are  applicable  to  this 
parcel  4  as  well  as  parcel  5,  are  the  following  conditions  and  stlpulattona: 
Tlie  Major  Design  Objectives 

1.  ARCHITECrURAL  UNITY 

Is  is  highly  desirable  that  all  aiw  euucttires  construcisd  on  these  sites 
achieve  a  high  level  of  architectural  unity  with  the  Holy  Trinity  Qiurch. 
This  may  be  accomplished  through  the  use  of  similar  materials,  roof 
heights,  roof  profiles*  scale  of  opcainga,  treatment  of  details,  etc. 

2.  PARKING 

It  Is  desirable  to  locate  ali  caii;  ing  at  an  Interitai  site  location  so  that 
large  open  expanses  of  ^aar'  ng  aad  pavement  are  not  visible  froiTi  t{>e 
pibllc  right-of-way.    This  i:^  panl.  ularly  important  on  Shawmut  Avenue. 

3.    ROOFS 

Roofs  shall  be  organiztid  so  that  ail  vents  and  ciiimneys  and  any  other 
projections  arc  architecturally  organized  and  detailed  so  that  they  will 
provide  an  attractive  appearance  w\vm  viewed  from  pedestrian  level 
along  the  public  right-of-way  and  from  windows  of  high  buildings  in 
the  vicinity. 


A  ODD  A ICCD 


4.  IJVNDSC APING 

Treea  and  plant  material  nlvill  sxs  added  to  xha  sites  in  appropriate  areas 
and  appropriate  amouaui,  Ihis  is  particularly  important  in  the  areas  aion^^ 
Sbawmut  Avenue,    Planting  and  attractive  fencing  siiall  be  provided  to 
screen  parltlng  areas  from  the  view  of  ncarijy  lioualng  developments. 

5.  NIGHT  LIGHTING 

Lighting  slwll  be  provide*!  to  injure  the  safety  of  tho&a  using  any  parking 
lots  or  pedestrian  patlis  within  die  parcel.    Lighting  fixtures  Ghali  1>2 
shielded  to  prevent  glare  to  mororlyta  and  pedestrians.    All  fixtures  siiaii 
be  in  architectural  harmony  with  tha  new  buildings  conatruaed  on  the  sites* 

6.  HANDICAPPED  PEOPLE 

All  now  buildings  in  these  parcels  t^houid  be  designed,  insofar  as  ieasible, 
so  that  parsons  in  wheal  chairs  n^ay  enter  and  leave  and  travel  about  th<:5 
buildings  in  a  reasonable  manner  witl-tout  undue  obstructions.    It  is  desir- 
able that  appropriate  entrances  and  exits  for  such  persona  be  constructed 
oa  all  major  frontages* 

l-ANDUSfi  CONTROLS 

Permitted  Uses 

Inutitutitwaland  church  uses,  and  uses  ancillary  thereto;  related  off-street 
parking. 

Height  ami  ixUlding  Type 

Buildings  shall  t^  designed  to  bs  compatible  with  the  nearby  housing  and 
church  structure's,  and  landscaping  slmll  be  provided.    Maximum  floor  ar^ja 
ratio:  6.0. 

Setback 


None  required,  except  lliat,  in  order  to  prevent  traffic  hazards,  tl^e  BRA 
in  its  review  of  development  propos-ils  nay  require  a  rninlinujn  setback  at 
traffic  Intersections,  which  .sitbacx  shall  bo  defined  as  a  triangle  with 
sides  of  20  feet  along  each  intersecting  street. 

Signs 

The  size,  design  and  loi^ation  of  any  signs  must  be  approved  by  the  Authority. 
Development 

Tlie  developer  shall  devote  not  l&aa  than  1%  of  constructlcsi  costs  to  provide 


street  furnitura,  sculpture,  pools,  landscaping,  or  other  physical 
ameoitloB  to  enhance  the  developtiient. 

Design  Review 

SilQ  plans,  plans  and  elevations  of  buildings  and  building  ttpocificailoos, 
and  plana  and  designs  tor  signs  sliall  be  subject  to  design  review  and 
ai^roval  of  the  Boston  Rttdevelopnient  Authority. 


A  nr\n   a  i^f"r» 


PARCELS 

BEircel  5  was  altuauxi  immediately  to  the  eoulhwost  of  the  Holy 
Trinity  Church  prc^rty  and  comprised  art.  area  of  about  8, 000  sq.ft.  and  had  a 
frontage  on  Shawmut  Avsouc  of  alxjut  50*  and  a  depih  of  160*.    It  was  rectangular 
inshapd. 

At  the  timo  of  diHpoeitlon,  this  land  wMt  1x3  sold  aa  vacant  land  with 
improve  men  ts  removed  and  will  to  rough  gradc»d.    The  level  of  the  land  will  be 
at  the  approxinnate  street  level  of  Shawrnut  Avenua.    All  utilitlos  will  be  available 
to  the  8itt3  from  Shawmut  Avonue. 


FIELD  PAUL  MORGAN  APPRAISER 


VALUATIi'-JN  PROCli^DimE 

Tlio  intended  use  of  Parcels  4  &  5  Is  for  expansion  of  the  Holy 
Trinity  Church,  and  the  principal  ugq  of  Vi^b&  parcels  siiail  be  intJCitudonal.    It 
[a  expected  that  they  shall  be  dovoted  to  purposes  ancillary  to  tho  Holy  Trinity 
Qiurcb  on  Shawinut  Avcnua. 

In  evaluating  land  whose  designated  and  restricted  use  is  for  in- 
stitutional purposes,  the  generally  accepted  procedure  is  to  evaluate  such  land 
according  to  its  highest  and  best  aitcrnativa  use  subject  to  the  regulations  and 
controls  under  which  the  land  is  to  be  sold. 

The  balance  of  the  land  In  xhQ  block  In  which  th®  Holy  Trinity 
Church  is  situated  except  for  Uie  Holy  Trinity  property  itself  is  to  be  devoted  to 
industrial  uses.   Such  uses  would  tte  quite  unsuitable  for  parcels  4^3 
alternatively. 

In  order  for  the  church  to  maintain  its  identity  with  the  reaidential 
portion  of  die  neighboring  community  and  other  land  to  be  developed  for  residential 
uses,  the  more  suitable  alternative  use,  therefore,  would  be  for  residential 
purposes. 

In  view  c^  these  conditions,  parcels  4  &  5  have  been  valued  for 
their  alternative  use  as  residential  land  with  the  same  controls  applicable  to 
these  two  parcels  as  apply  to  parcel  I. 


VALUATION   PARCEL  4 


In  this  valuation  analysis,  parcel  I,  comprising  a  tocal  area  ctt  about 
400.695  sq.ft.  in  three  locatlona  in  tius  block  bounded  by  H&rald  Street,  Shawmut 
Avenue,  Dover  Street,  and  Tremont  Street,  was  valued  at  fifty  thousand  ($50,000) 
dollars  or  about  $.  125  per  sq.  ft. 

Birce)  4,  while  slightly  irregular  in  shape  comprising  about 
22,000  sq.ft. ,  would  liave  been  well  adapted  for  develc^ment  for  27  moderate 
income  housing  units.    With  the  eKcejxlon  of  one  of  the  areas  in  parcel  1.  parcel  4 
had  better  uniformity  of  shape.   Its  fronca^  was  about  150'  and  its  maximum  dt^ptii 
was  about  160*. 

Giving  due  consideration  to  location,  size  and  shape  of  lot  and 
other  factors,  parcel  4  was  valued  at  about  $.  13  per  sq.ft.  or 
THIRTY  THREE  KUNDRCD  <:?3,  300.00)  DOLLARS 


VALUATION   PARCELS 


For  the  sam®  reasor.lng  as  was  given  in  "Valuation  Procedure", 
parcel  5«  as  well  as  parcel  4,  has  been  valued  according  to  its  next  aitcimatlvc 
highest  and  beat  use,  inasmuch  as  the  lar.d  is  to  be  dedicated  for  instituticmal 
purposes,    U  will  be  sold  subject  to  z\iq  same  controls  and  regulations  as  applied 
to  the  land  in  parcel  1  in  the  block  opposite. 

For  Ita  next  aiternsrivti  highest  and  best  use,  the  land  would  havo 
boen  auitablo  for  development  for  10  modcirate  income  housing  units. 

Since  parcel  5  is  a  ornaU  p^ircel  and  has  a  better  shape  for  develop- 
ment, its  unit  vaiws  would  be  slightly  higher  tlian  that  oi  parcel  1. 

It  is  your  appraiser's  opinion  that  from  studies  made  of  the  land 
sold  for  limited  dividend  developrntTits  for  moderate  income  families  subject  to 
regulations  and  controls  as  shown  in  this  report  as  established  by  the  l^ocal  Public 
Agency»  tlie  value  of  this  parcel  6  comprising  8.000  sq.ft.  was  about  $.  13  per 
sq.ft.  or 

TWELVE  HUNDRED  ($1, 200. 00)  DOLLARS 


ATTENDANT  AND  LIMITING  C0NT3ITI0NS 


The  Certificate  of  Appraisal  and  report  to  which  this  statement  is 
attached  are  made  expressly  subject  to  the  following  conditions: 

No  responsibility  is  assumed  by  the  appraiser  for  matters  which  are 
legal  in  nature,  nor  for  any  opinion  on  the  title.    This  appraisal  assumed  a 
good  marketable  title. 

The  appraiser  assumes: 

1.  That  the  legal  description  furnished  is  correct. 

2.  That  any  liens  or  encumbrances  which  may  now  exist 
have  been  disregarded  unless  specific  reference  has 
been  made  herein. 

3.  That  there  are  no  easements  or  restrictions  or  conditions 
constituting  a  defect  of  title  other  than  those  mentioned  in 
this  report.  ■  i-  ;; 

The  property  has  been  appraised  as  though  free  of  indebtedness  and 
as  though  no  delinquency  in  the  payment  of  taxes  or  special  assessments 
applicable  to  the  real  estate  exists,  unless  otherwise  noted  herein. 

The  appraiser  has  no  present  or  contemplated  interest  in  the 
property. 

Neither  the  employment  to  make  this  appraisal  nor  the  compensation 
are  contingent  upon  the  value  of  the  property  herein  estimated. 

The  appraiser  herein,  by  reason  of  this  appraisal,  is  not  required 
to  appear  or  to  give  testimony  in  court  or  at  any  other  hearing  with  reference 
to  the  property  appraised  unless  prior  arrangements  have  been  made  between 
the  employer  and  the  appraiser.  ; 

Tlie  values  assigned  to  land,  if  improved,  and  the  improvements 
thereon  as  noted  in  this  report  are  construed  as  constituent  parts  of  the  total 
value  estimated  herein,  and  neither  of  the  estimates  are  to  be  used  separately 
or  in  combination  with  a  value  or  values  estimated  by  others.    The  assigned 
values  herein  estimated  are  invalidated  if  so  used. 

The  use  of  this  report  shall  be  only  in  its  entirety  and  shall  be  limited 
to  the  purposes  of  the  employer  except  with  the  written  consent  of  the  appraiser; 
nor  does  possession  of  tliis  report,  or  any  copy  thereof,  carry  with  it  the 
right  of  publication  except  with  die  written  approval  of  the  appraiser. 


FIELD   PAUL    MORGAN 

QUALIFICATIONS    -    REAL    ESTATE    VALUATION 
AND    COUNSELING   AND    PROFESSIONAL    AFFILIATIONS 


Graduate  of  Dartmouth  College,  Class  of  1923. 

July  1925  to  June  1935  -  Associated  with  Henry  W.  Savage,  Inc.  ,  Realtors, 
Brookline,  Massachusetts.    Supervisor  of  the  Commercial  Real  Estate 
Department  during  the  last  four  years. 

June  1935  to  June  1945  -  First  Vice  President  of  Clifford  V.  Miller,  Inc. , 
Realtors,  Brookline,  Massachusetts,  in  charge  of  Commercial  and  Industrial 
Real  Estate  Division.    Executive  Supervisor  of  the  Mortgage  Loan  Account 
for  New  England  for  State  Mutual  Life  Assurance  Company  of  Worcester, 
Massachusetts  1937  to  1945. 

June  1945  -  President,  Treasurer  and  Director  of  F.  P.  Morgan  Company, 
Realtors,  45  Milk  Street,  Boscon,  Massachusetts. 

Engaged  in  selling,  leasing  and  financing  real  estate,  real  estate  appraising 
and  counseling,  mortgage  loan  correspondents  and  servicing  agents  ior  the 
Berkshire  Life  Insurance  Company  of  Pittsfield,  Massachusetts  for  Eastern, 
Massachusetts, 


The  following  is  a  partial  list  of  clients  for  real  estate  valuation  or  counseling 
services  have  been  rendered: 

Berkshire  Life  Insurance  Company,  Pittsfield,  Massachusetts 

John  Hancock  Mutual  Life  Insurance  Company,  Boston,  Massachusetts. 

Prudential  Life  Insurance  Company 

Metropolitan  Life  Insurance  Company 

New  England  Mutual  Life  Insurance  Company,  Boston,  Massachusetts 

Mutual  Benefit  Life  Insurance  Company,  Newark,  New  Jersey 

Mutual  Life  Insurance  Company,  New  York 

State  Mutual  Life  Assurance  Company  of  Worcester,  Massachusetts 

Home  Life  Insurance  Company  of  Nev/  York 


Boston  Five  Cents  Savings  Bank,  Boston,  Massachusetts 
Charlestown  Savings  Bank,  Boston,  Massachusetts 
Suffolk  Franklin  Savings  Bank,  Boston,  Massachusetts 
Boston  Penny  Savings  Bank,  Boston,  Massachusetts 


Old  Colony  Trust  Company,  Boston,  Massachusetts 
Worcester  Federal  Savings  and  Loan  Association 
City  Bank  Farmer  Trust  Company  of  New  York 


Department  of  Public  Works,  Commonwealth  of  Massachusetts 
Metropolitan  District  Commission 


Massachusetts  Turnpike  Authority 
Boston  Housing  Authority 


Boston  Redevelopment  Authority 
Cambridge  Redevelopment  Authority 
Maiden  Redevelopment  Authority 


Cities  of  Boston,  Cambridge,  Brockton,  Massachusetts  and  Manchester, 
New  Hampshire. 

Towns  of  Brookline,  Dedham,  Saugus  and  Wellesley,  Massachusetts. 


Real  Estate  Counselor  for  the  Town  of  Brookline,  Board  of  Assessors,  since 
1945  with  additional  appraisal  services  involving  mostly  apartment  houses 
and  commercial  properties. 


For  various  corporations,  trusts,  attorneys  and  others. 


COURT  QUALIFICATIONS  AS  REAL  ESTATE  EXPERT  SINCE  1939 

Qualified  expert  in  real  estate  valuations  before  the  following  Superior  Courts 
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Inodtute  of  Real  Estate  Appraisers  and  offered  at  Harvard  University  in  1951. 

Also  lecturer  for  the  Mortgage  Bankers  Association  at  Northwestern  University 
in  Chicago  in  Real  Estate  Appraising  and  Mortgage  Financing  and  for  die 
Boston  Real  Estate  Board,  The  American  Institute  of  Banking,  the  American 
Savings  &  Loan  Association,  Manchester  Federal  Savings  &  Loan  Association 
of  Manchester,  New  Hampshire,   Worcester  Federal  Savings  &  Loan 
Association  of  Worcester,  Massachusetts,  Rhode  Island  Hospital  Trust  of 
Providence,  Rhode  Island  and  others. 


REAL  ESTATE  SELLING,  LEASLNG  AND  FINANCING  EXPERIENCE 

(The  following  transactions  were  negotiated  since  1945) 

Chestnut  Hill,  Massachusetts  -  Assembling  of  about  8  acres  of  commercial 
land  on  Boylston  Street  for  the  initial  Chesmut  Hill  Shopping  Center  Develop- 
ment in  which  Filene's,  and  Franklin  Simon's  are  located.    Also  negotiated 
long-term  leases  in  this  projeci:  lo  Star  Market,  Dorothy  Muriel's,  and 
Brigham's. 

Framingham,  Massachusetts  -  Sale  of  about  210  acres  of  land  on  Worcester 
Road  (Route  9)  for  Wyman  Nurseries  to  Middlesex  Centers  (Shoppers'  World), 

Hancock  Village,  West  Roxbury,  Massachusetts  -  Exclusive  rental  manager 
for  John  Hancock  Life  Insurance  Company  of  Shopping  Center  Project  v/ith 
supervision  of  all  negotiations  for  leases  including  Hancock  Village  Theatre, 
Liggetts  Drugstore,  Howard  Johnson's  Restaurant,  First  National  Stores  and 

others. 

Newton,  Massachusetts  -  Leased  and  financed  a  two-story  industrial  building 
on  Needham  Street  comiprising  about  42,000  sq.  ft.  of  floor  area  to  Cramer 
Electronics. 

Newton,  Massachusetts  -  Leased  new  building  in  Newton  Industrial  Center 
comprising  about  12,000  sq.  ft.  of  floor  area  to  Geigy  Chemical  Com.pany. 

Newton,  Massachusetts  -  Leased  in  new  building  about  16,000  sq.  ft.  of  floor 
area  to  Wayne- George  Corporation.    This  building  was  located  on  Needham 
Street  also. 

Lawrence,  Massachusetts  -  Sold  an  industrial  building  comprising  about 
200,  000  sq.  ft.  of  floor  area  to  Gosman.    This  building  was  located  on  South 
Broadway  Street. 

Raynham,  Massachusetts  -  Sold  approximately  30  parcels  comprising  about 
400  acres  on  Route  44  to  a  subsidiary  of  Jordan  Marsh  Company  for  the  new 
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Raynham  Shopping  Center. 

Providence,  Rhode  Island  -  Negotiated  net  lease  extension  of  store  and  office 
building  at  Westminster  Street  corner  of  Dorrance  Street. 

Chestnut  Hill,  Massachusetts  -  Sold  91,000  sq.  ft.  of  vacant  land  on  Boylston 

Street  for  office  building  development. 

Boston,  Massachusetts  -  Sold  University  Club  to  Dr.  George  I.  Rohrbough  - 
Price  in  excess  of  $1,000,000. 

MORTGAGE  FINANCING  ARRANGED 

Newton,  I.lassachusetts  -  Office  Building  on  Needham  Street. 

Boston,  Massachusetts  -  Office  Buildings  at: 

50  State  Street 
75  State  Street 
20  Kilby  Street 
89  State  Street 

92  State  Street  :, 

33  Broad  Street 
11  Pemberton  Square 
20  Pemberton  Square 
10  Tremont  Street 
8  Beacon  Street 

Boston,  Massachusetts  -  College  Dormitory,   100  Beacon  Street. 

Dedham,  Massachusetts  -  Hotel  128 

Nev/ton,  Massachusetts  -  Cramer  Electronics  Building. 

Boston,  Massachusetts  -  University  Club 

New  Nursing  Hom.es  in  Dorchester,  Boston  and  Somerville,  Massachusetts. 


SOME  OF  THE  PROPERTIES  APPRAISED  SINCE  3  045 
HOUSING 

Limestone,  Maine  -  Wherry  Housing  Project  comprising  1500  housing 
units  -  Valuation  in  excess  of  $15,000,000. 
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Chicopee,  Massachusetts  -  VVherry  Housing  Project  -  Westover  Air 
Base  -  comprising  about  2,  000  housing  units. 

Fort  Devens,  Massachusetts  -  Wherry  Housing  Project  comprising 
about  202  housing  units  and  other  improvements  -  Valuation  $1,375,000. 

Squantum,  Massachusetts  -  Vlherry  Housing  Project  comprising 
about  150  housing  units  -  Valuation  $1,  400,000. 

Palm  Beach,  Florida  -  Apartment  house  comprising  273  units  - 
appraised  value  in  excess  of  $8,000,000. 

Cambridge,  Massachusetts  -  Three  apartment  houses  comprising 
about  94  units  -  appraised  value  in  excess  of  $750,000. 

Brookline,  Massachusetts  -  Over  50  apartment  houses  in  Brookline 
for  tax  purposes  for  the  Brookline  Board  of  Assessors. 

Boston,  Massachusetts  -  Over  25  apartment  houses  in  Boston  for  the 
Massachusetts  Turnpike  Authority. 

CO^/CvlERCLAL 

West  Roxbury,  Massachusetts    -  Hancock  Village  Shopping  Center 
for  Hancock  Mutual  Life  Insurance  Company.    This  Center  comprised  17 

units. 

Framingham,  Massachusetts  -  Shoppers'  World,  a  regional  shopping 
center,  comprising  over  43  units.  ; 

Brookline,  Massachusetts  -  Store  properties  at  Beacon  and  Harvard 
Street,  Coolidge  Corner,  Beacon  ana  Tappan  Streets,  Beacon  and  Washington 
Streets  and  Washington  Square. 

Cambridge,  Massachusetts  -  Store  properties  on  Massachusetts 
Avenue  near  Harvard  Square.    Also  on  Massachusetts  Avenue  at  Central 
Square. 

Department  Stores  for  Cherry  &  Webb  Company,  Providence,  Rhode  Island  in: 

Fall  River,  Massachusetts  ; 

New  Bedford,  Massachusciic 
Lawrence,  Massachusetts 
Lowell,  Massachusetts  '  ,: 

Providence,  Rhode  Island 

Manchester,  New  Hamipshire  -  Leavitt  Department  Store,  Elm  Street 
and  other  store  properties  on  Elm  Street. 
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Lynn,  Massachusetts  -  McLellan's  store  on  Union  Street 

INDUSTRIAL 

Maiden,  Massachusetts  -  Converse  Rubber  Company  -  a  group  of 
30  manufacturing  buildings  comprising  about  214,058  sq.  ft.  of  floor  area 
together  with  335,  259  sq.  ft.  of  land. 

Wrentham,  Massachusetts  -  Crosby  Steam  Gage  and  Valve  Company 
a  group  of  about  20  industrial  buildings  comprising  about  129,393  sq.  ft.  of 
floor  area  together  with  22.  92  acres  of  land. 

West  Hartford,  Connecticut  -  Pratt  and  Whitney  Company  -  a  group 
of  about  11  industrial  buildings  comprising  about  1,194,  530  sq.  ft.  of  floor 
area  together  with  about  110  acres  of  land. 

Pawtucket,  Rhode  Island     The  Potter  and  Johnston  Company  -  an 
integrated  and  connected  large  one  and  part  two-story  industrial  building 
comprising  about  261,  000  sq.  ft.  of  floor  area  together  with  about  499,  000 
sq.  ft.  of  land. 

Boston,  Massachusetts  -  The  Southampton  Market  District  -  a  group 
of  about  12  buildings  comprising  about  531,  607  sq.  ft.  of  floor  area  together 
with  about  2,931,000  sq.  ft.  of  land. 

Waltham,  Massachusetts  -  The  Potter  Press  -  a  one  and  two-story 
and  basement  brick  industrial  building  and  a  one -story  concrete  block  garage 
and  storage  building  comprising  about  49,  697  sq.  ft.  of  floor  area  together 
with  about  9  acres  of  land.  ; 

Fall  River,  Massachusetts  -  Manufacturers'  Realty  Corporation  - 
a  group  of  11  factory  buildings  having  a  total  floor  area  of  411,  326  sq.  ft. 
together  with  about   242,200  sq.  ft.  of  land. 

SPECIAL  PURPOSE 

Hancock  Village  Theatre,  West  Roxbury,  Massachusetts 
Brookline  Village  Theatre,  Washington  Street,  Brookline, 

Massachusetts 

Kenmore  Theatre,  Beacon  Street,  Boston,  Massachusetts  -  for  the 

Massachusetts  Turnpike  Authority. 

Boston,  Massachusetts  -  Boston  Fire  Station  on  High  Street  at 
Fort  Hill  Square  -  for  the  Department  of  Public  Works  -  eminent  domain. 

Cambridge,  Massachusetts  -  Fire  Station  -  Ladder  No.  2,  located 
at  386  Portland  Street  and  Fire  Station  -  Engine  House  No.  3,  located  at 
Third  and  Gore  Streets. 
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Nev/ton,  Massachusetts  -  Nev/ton  Fire  Station  on  Washington  Street 
for  the  is/Iassachusetts  Turnpike  Authority  -  eminent  domain. 

Cambridge,  Massachusetts  -  Cambridge  Water  Works  on  Alev/ife 
Brook  Parkway  for  the  City. 

North  Adams,  Massachuserts  -  Widen  Tanning  Company  -  factory  - 
in  connection  v/ith  loss  of  v/ater  rights. 

Hopkinton,  New  Hampshire  -  Duston  Country  Club  for  the  U.  S. 
Corps  of  Engineers  to  determine  damages  from  takings  in  fee  and  flowage 
easements. 

Hopkinton,  Nev/  Hampshire  -  Hoague-Sprague  Com-pany  -  paper 
mill  -  for  the  U.  S.  Corps  of  Engineers  to  determine  damages  from  takings 
in  fee  and  flov;age  easements  and  loss  of  pov/er  rights. 

Needham,  Massachusetts  -  Newton  Water  Lands  arising  from 
eminent  domain  takings. 

Sturbridge,  Massachusetcs  -  Damages  to  Sturbridge  Village  from 
fee  and  flowage  easement  takings  from  dam  construction.  - 

Brighton,  Massachusetts  -  The  Abattoir  Property  at  North  Beacon 
Street,  Birmingham  Parkv/ay,  Market  and  Arsenal  Streets. 

RSDEVELOPMSNT  AUTH"3JTIHS 

Cambridge,  Massachusetts  -  Cambridge  Redevelopment  Authority 

Acquisition  appraisals  of  17  properties  in  the  River  view 
Project. 

Boston,  Massachusetts  -  Boston- Redevelopment  Authority 

Second  Reuse  Appraisal  -  West  End  Project 

First  Reuse  Appraisal  -  North  Harvard  Street,  Brighton 

First  Reuse  Appraisal  -  Castle  Square  Project,  Washington, 
Dover  and  Tremont  Streets. 

First  Reuse  Appraisal  -  Cummins  Highway,  Mattapan 

iv.c^oen,  Massachusetts  -  Maiden  Redevelopment  Authority 

Acquisition  appraisals  of  20  properties  in  the  Charles  Street 
Project. 
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First  Reuse  Appraisal  -  Suffolk  Square -Faulkner  Project  - 
comprising  over  200  acres  of  residential,  commercial  and  industrial  land  - 
rehabilitation  and  redevelopment. 

LAND  -  Farm  and  Other 

Brockton,  Massachusetts  -  All  land  acquired  for  the  Veterans' 
Hospital  Project. 

Portsmouth,  New  Hampshire  -  117  acres  comer  Spur  Road  and 
New  Hampshire  Turnpike  for  Estate  of  Joseph  Cohen  -  condemnation. 

Portsmouth,  New  Hampshire  -  176  acres.  Spur  Road  for  Badger 
Brothers 

Newington,  New  Hamshire  -  240.  4  acres,  Dover  and  Spur  Roads  for 
Louis  de  Rochemont. 
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